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Executive Summary

Thehousing shortages a majorurbanchallengeof our time Between the years 2000 and 2015,

23 states in the United States underproduced by 7.3 million housing units or approximately 5.4
percent of the total national housing stock (Baron et al., 20b&).is especially significant in
Soutlern California where at least 1.3 million new homes are needed in within the next decade
(Housing and Community Development [HCRP20). Lack of housing disproportionately

impacts renters and lemcome families while increasing average housing costs (F20PR0).

The a&cessory dwelling unit (ADU) has emerged as a policy alternative to increase housing stock
and provids an affordable optiofor areaswvith ahousing shortagédn ADU refers to a

completely independent living facility on a lot with an exigtior proposed, primary dwelling

unit. ADUs are small, easily built and do not include new land acquisition costs making them an
opportunity for affordable housing supply in Southern California.

In September of 2016, the California legislature passedmsly Bill 2299 in coordination with
Senate Bill 1069. It significantly eases restrictions on building secondary units, potentially
opening up more than eight million singbemily lots for ADU developmen{Bennett et al.,
2019). Since then, the state of California has introduced legislation that further ease
requirements for ADUWlevelopmentMore recent changes made in 2019 and Z@ate ADU
laws have reflected concerns and aim to further address lsamieuding streamlining approval
processing, antb promote the creation of ADUs for renfalrposes

While these efforts promise to unlock some of the potential of ADUs in California, there are still
challenges for the full realization of ADUADUS havebeen resistetly singlefamily residents
concernedhat ADUs will lower property valuegotentialnoise associated with increased

density, and parkingcarcitythat may arise from additional units in their neighborh@dauU
developmenhas alsobeen challenged by exclusionary lamske regulations arstrict parking
requirementsADU construction igurther complicaed by existingnon-conformingADUs and a

lack of feasible financing options.

Thisresearch comprehensively examines the capacity of ADU developegamtingADU
implementation in th&outhern California Association of Governmer@8€AG) regionby
conducting a series of analyseshalocal and regional level3his researclfiocuses on the
eligibility of parcels for developing detached AddexcludesJunior ADU (JADU), garage
conversios, and norconforming ADUs For the remainder ohts document ADU refersto
detached ADWonly.

1. Local Analysis

The local level analysis meassthe ADU implementation effortef local governmentsn the
SCAGregion This analysis includes archiving and analyzingltioal governments A D U
ordinances, reviewing best ADU practices, and developing the prototypes of ADU floor plans by
place typeandlot size typesThe summary of the findings from the analysis at a lesal is
described below.
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1.1.An analysis of ADU ordinanse

An analysis of ADU ordinances across the SCAG found several reasonable opportunities to
expand ADU construction, including an expansion to other land use zones, removal of parking
space requirements,reduction of height limitations, a redetermination of setback restrictions
and increasing the unit sizes or unit amounts on sufficient parcels.

1.2.A review of best ADU practices

From a review of best practices of current cases of Alb&sesearch teafound key avenues
for increasing ADU delivery, including financial to@sd loans targeted to thesmall and
shorttermprojects, an increase in city planning education effaitsamlinedbuilding permit
delivery, and urban desigmplementation opportunities for this housing type.

1.3.The prototypes of ADU floor plans

Designs of 19loor plansbased on examples from the figlce included in this repoandoffer

homeowners planto gauge where on their lot an ADU might &ign beused to solicit
constructionbideradapt ed on a site plan to comply with
requirements for plan submittal.

Additionally, the research teaexaminelhowtheCi t y of Lnmew ADVrdimahce s 0
examineghe relationship between the contributing facemmd ADU development by
constructing two multilevel logistic regression models that test the relatiaisdfgre and after
the implementation of therdinance. The models indicate that the physical features of the
property are more significadeterminants oADU development than neighborhood
characteristicsBefore the new ordinance was adop#®DU development likely occuedin
smaltsizeparcelswith smaller, oldehousingin areaswith low population density and
homogeneous land use patteffise models also suggdaktit ADU developments in th@ity of
Los Angeleshave been spreatrosdliverse types of properties and arsexce the adoption of
the new ADU ordinancelhe processing time of ADU applications in the city has been
significantly reduced after the adoption of the ordinance. This analysis can be found in Appendix
H.

2. Regional Analysis

The regional level analysiscludesa database gfotentialADU amountdy estimating the
number ofparcelswith potential for ADU construction in the SCA@gion By employing
multi-level geospatial analysis, this analysis measures the number of ADU eligible parcels
according to thé&tate ADUIlaw as well as several policy scenarios that promote ADU
developmentThis analysis takes a comprehensive approach torthlgsis ofthe StateADU

law and capacity in the SCAG regiohhisthis analysi®nly includeshe physical conditions of
parcels that can be queried aradculatedn the Geographic Information System (GIShe
regional level analysidetermined the faliwing results.
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2.1.The identification of ADkeligible parcels by th&ate ADU law

Interpretingthe State ADU law, this analysis filters parcels by their location (eogisidefire
hazard severity areasjthin urbanizel areas, andutsidehigh traffic zones) and land use codes
(e.g, within residential and mixed uses). Théme analysisletermind the eligibility of a parcel
by computinghe available area of each filtered parcel fdetachedADU. The available area is
acquired by subtractintpe required square foareafor adetacheddDU (e.g.,with setbackand
parkingrequirementsexisting building footprintandminimumunit size ofa detachedDU)

from the total square foatreaof a parcel

Fromthis base methodologthe research team developed three anafygisoachetghat address
the complexiesassociated with residential parcels under subdivision development and the
discrepancy of landise code definitions between SCAG déinelCounty Assessor

1 Approachl: This approackemployedS CAG6 s 2-Os& &debk excluding parcels
with no buildings fran potential ADU parcels.
1 Approach2: It screeneaut residential parcels solely according to County Accessor Land

Use Codes.
1 Approach3: This approackcreened outesidential parcels based on the combination of

S C A G 6 susd cadeglin 2019 and general plan codes.

While theseanalytical approachesturned slightly different resultd)eysuggest thahere are
approximatelythreemillion parcels eligible to construdetachedADUs in the SCAG region.
The ADU eligible parcels by county are summarized in the table below.

Eligible ADU Parcels by County

Los San _ ) _
Angeles Orange Bernardine Riverside Imperial Ventura  Total

Approachl Count 1,599,632 441,088 338,925 433,967 21,709 108,800 2,944,121
Approach2 Count 1,350,199 446,895 339,346 429,565 22,179 111,626 2,699,810

Approach3 Count 1,602,768 446,410 339,494 433,921 21,774 112,031 2,956,398

Difference  Count -249,433 5807 421 -4,402 470 2,826 -244,311
b/wland2 % -15.6% 1.3% 0.1% -1.0% 2.2% 2.6% -8.3%
Difference Count 3,136 5,322 569 -46 65 3,231 12,277
b/wland3 % 0.2% 1.2% 0.2% 0.0% 0.3% 3.0% 0.4%
Difference  Count 252,569 -485 148 4,356 -405 405 256,588
b/w2and3 % 18.7%  -0.1% 0.0% 1.0% -1.8% 0.4% 9.5%

2.2.The identification of ADU eligible parcels hypcal Policy Scenarios

Using the ADU eligible parcelaccording tdhe StateADU law, this analysis devel@&gllenient
policy scenarios thatould furtherpromote ADU development. They incluthe permissiorof
ADUs within fire hazard severity areas or outside of urbah&eason the condition tha fire
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truck mayaccessreduction of setback requiremerdsnorelenient height limit, anéwaiver

of parking requirement3dVith these scenario optiotisat local governments could considéis
possible to examine Gdifferent combinations gbolicy scenarig. It is observed that some
scenariossuch aghe alkviation of ADU development in fire hazard areas and outside of the
areas with the adequacy of water and sewer services, are most influential on the promotion of
ADU development. It is noteworthy that these scesdrawve commonality, which would bring
some of the parcels previously excluded back to the eligible pool for ABk¢lopmentBy

adopting the scenarios, it was calculated that the ADU eligible parcels in the SCAG region can
increaseo approximatel\8.2 million. The changes of ADU eligible parcels scenario and by
county are illustrated in the figure below.

135.0%

130.0%

125.0%

120.0%

115.0%

110.0%

105.0%

100.0% -

Los Angeles Orange  San Bernardino Riverside Imperial Ventura Total

No for all the scenario options —@— Yes for the parking scenario option only
Yes for the 2-story ADU scenario option only Yes for the unit size scenario option only
Yes for the setback scenario option only Yes for the urban areas scenario option only

—@— Yes for the fire hazard areas scenario option only

This research supports the potential of Adlihcreaseaffordable housing optione the SCAG
region.Although it does not necessarily mean that ADUs will be built ithaleligible parcels
identified by this researckhe ADU eligible parcels can indebé a viable alternative to the
shortage of housing in Southern California. Therefore, it is impdidaitcal governmentso
switch their planning paradigm in a way tfatheraccommodates and promotes ADU
development. While mosbcal governmentgollow the State ADU law very closelyafew cities
from thelocal level analysiadoptednore lenient or permissivequirement$or ADU
developmenthan theState ADU law This is a positive findingdr a further expansion of ADU
permissibility.

Although this research presents a systemic, comprehensive approach to examine ADU capacity

in the SCAG regionthis research hdsnitationsthatneed to beddressed by future studies.

This analysis measures the eligibility strictly according tazthreng andhysical conditions of
parcelsMany ot her factor s t higsianstoddild ADtJsontheiroper ty ow
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properties are not consider&the numberof eligible parcels for ADU construction we found

does not necessarily mean that all these ADUs will be built. Howinese estimateserveasa

base for future studiemcludingfor examplea survey thahssessegsr operty owner soO g
of ADUs andtheirwillingness to build ADW. The quality of spatial daia anothetimitation of

this research. Although the research team was able t@gthpllatest parcel data, the dasa
notdetailedenough to elaboraten manycharacteristics of parcedssociated with ADU

eligibility. As the Los Angeles Countase studyndicates, the count of ADUeligible parcels

varies by the data and spatial lses methodemployed Future studies may considesmaller

scale analysise(g.,at a county level) wittmorespatial data
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1. Introduction

Thelack of housing has become a major crisis in the United States. Between thH20@€ansd
2015, 23 states in the U.&derproduced 7.3 million housing units in total, equivalent to 5.4
percentf the total housing stock t¢ifie country(Baron et al., 208). The lack of housing that
meet s p e simpaetdrenters and Idimcome familiesespeciallyby reducingthe
availability ofaffordabke housingand increasing average housing c@liisusing and
Community Development [HCDR020. The tousing shortgeis one of the most important
urbanplanningtopics inthe State of California, especially in Southern California. Southern
California requires at least 1.3 million new homes within the next de&amghern California
Association ofGovernments$CAG, 2020).

The acessory dwelling unit (ADU) has emerged as a policy alternative to increase housing stock
and provide affordableousingfor placesmpacted by housing shortagés1 ADU is a smaller,
independent residential dwelling utotated on the same lot as a principal sifghaily home.

ADUs havepreviouslybeen known as granny flats;leawv units, backyard cottages, and

secondary units over the past several desg@d€D, 2020) ADUs can be constructed in various
waysincluding byconvertingportions of existing homespnstructingadditions to new or

existing homeshy convering portions of existing standlone accessory structuyes by

building new staneblone accessory structuréd®Us are a flexible infill housing type thaan

provide many more housing units across Southern Califeynrecreas housing affordability,

create a wider range of housing options within the community, enable seniors to stay near family
as they age, and facilitate better use of the existing hpéeimic in established neighborhoods.

For these reasons, ADUs can becom&hle housing option in Southern California, where lack

of housing supply and affordable housing hacome a serious social problem.

As the state passed Assembly Bill 2299 in coordination with Senate Bil| fld63tatef
Californiasignificantly eases restrictions on building ADUs (Bennett et al., 2019).
Government Code Section 65852.150, the California Legislature declared thatak®#llowed
in singlefamily, multifamily, or mixeduse zones. The latest changes toSta¢e ADU lawis
effective January 1, 202and the purpose of the changes is to further address barriers,
streamline approval processes, and expand potential gafmcADUs. Since loclagovernments
should not unduly constrain ADtdevelopmenaccording to thetate ADU law the law is the
statutory minimum requirement and local governments could only go beyond the minimum to
provide more ADU developme(CAHDC, 20D). Reflecting theechangesmany local
governments in Southern California have adopted zoning regulations that permit ADUs in
residential areas, especially lalensity residential areas.

Given theStateADU law andrelated politicainovements in lodggovernmentsit is reasonable
to hypothesize that AD@roductionin Southern Caflornia will expedite and increase. However,
it is not straightforward to estimate the potential impactheStateADU law on the housing
market at regioal and locallevels. The number ogligible parcelsin the region that could have
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an ADU remairs unknown.Since thestate ADUlaw should be reflected local governments

zoning and ADU ordinancekpw local governmentsespor to thestate lawis also critical for
the promotionof ADU production Thereforeit is important to understanddalgovernments

responseto thestate ADUlaw and the implementation of ADU ordinanceshalocal level

2. Scope of the Project

Thepurpose of this research is to comprehensively examinzapeity of ADU development
andthecurrentpracticesand trend®f ADU policiesin the SCAGregionby conduting analyses
atthe local and regional level§he local level analysiscrutinizes howthe localgovernmentsn
the SCAGregionfollow the stateADU law. By archiving and analyzing thecal governments
ADU ordinances, this analysshiowshow thelocal governmentseflect the statenew laws to
their zoning and ADU ordinanceBased on the ordinance revietwe research teaselecedand
summarize best practices in the promotion of ADU development in the SCAG regiovell as
the exemplary practicesitside otthe regionWith the City of Los Angeles athe most populous
city and is at the forefront of ADU proliferatiothe research teanonduceda case study that
measures the changesthah e ci t y 6 s n ehesma&dBWe asadelelomdamc e
proposethe prototypes of ADUloor plansby place type/lot sizthat fitinto the SCAGregiord s
geographical context

The regional level analysiecuses orthe development ain ADU inventorydatabaséy
estimaing the number oADU eligible parcelsin the SCAGregion Applying the rules and
regulations defined by tH&tate ADU law, this analysisstimats the number oparcelseligible
for ADU developmentThis analysis develaul several policy scenarios that loggvernments
canconsider tdurtherpromote ADU developmetteyond thestate ADU law For each
scenariothe research teasstimate the number oADU eligible parcelsrespectively By
developing visualization and simulation tools for these estimatibasesearcmay facilitate
localgovernments$o explore theivarying capacityfor ADU developmentvith lessrestrictive
local ordinances

Although this research takes a comprehensive approach to the analysis of ADU anlicies
capacityin the SCAG region, the scope and approach of this reskasdimitationsFirst, this
research solely focuses on the eligibility of parcels for the deredat of detached ADSJ
Other types ADUs such aanior ADU (JADU), garage conversigmandexistingnon
conforming ADUsarenotin the scope of the research. Although JADU is a tymn@fDU, the
regulations and physical conditions to build a JA&¥fairly different from those of ADE
becausa JADU less than 500 square fasttypically the product of a garagenversion.
Therefore, ADW in this document hereafter refers to detached ADhly, excluding any other
variant of the detached form

Secondtheanalysisat a regional levatlentified ADU-eligible parcels byoning location,and
somephysical conditions of the parcelghis analysisletermines whether a par¢elsphysically

Page |7



enough spac® build an ADU. This analysis does not estimatentinaber ofADU unitsthat

could be developed in ADU eligible parcefdthough singlefamily residentiabarcels are

eligible forthecreation of one ADU per lot, the construction of multiple ADUs isvedid in
multifamily residential parcels-or this reason, the number of eligible parcels is not necessarily
equal to theotal number of ADUshat could be builtit is impossible to count the total number
of ADUs possiblein those multifamily zonegiventhecomplesty of their ownership and
geometry otommon spacesndfacilities located within multifamily zone§ hus,this analysis

is limited to estimate the number of ADg&ligible parcels

Thirdly, this analysisaccounted fothe physical condibns of parcels that can be queried and
manipulated irthe Geographic Information System (GI8)any other factors addition tothe
physical conditions of paifocADU scludimgfthepwpentyc e t he
0 W n eintesesét, acceds financial and socialesourcesandotherfactors that influence the

decision taconstuct of an ADU. Thesefactorstypically include finanang options, concerns

with privacy,0 wn e r s-@emagmaghic oharacteristidecal governments p | aamdni n g
permittingprocesss and san. Thereforein addition to the estimation of the eligibility Jarge
scalequalitatives ur vey t hat <col | ect sregourcey awilingnesstoner s 0
build an ADUneeds to be conducted to estimatepbintialADUs thatare likelyto bebuilt in

thenear futureThis research screensthglefamily, multi-family andmixed-usedzoned

parcelsto determine whiclare physicdy eligible to build at leasbneADU according to the

recent state ADU law. By providing a database of the screened parcels and tools that would work
under different local ADU ordinance scenarios thataoeelenient than th&tateADU law, this
researchntends to support locgiovernment8 e x pl or ati on of their ADU
capacity based on local conditions and contexts.

3. Summary of the Stae ADU Law

Changes irthestateADU law in recent yearsaveincrementallyaddressed barriete ADU
developmenandbroadend implementatiorfor ADUs. Provisions for local government
adoption ofADUSs, calledsecond unibrdinancesyere first adopted in 1988 California Since
then,numerousstate legislativeills have beemnactedespeciallypetween the yea)16i
202Q Thesdocusedon reducing local landse barriers to ADWdevelopmenandprompting
local governments toonform withstatutory changes.

GovernmenCode Section 65852.150 establistegislative intent that provisions of an ADU

or di nan cse arliiteany, @xcessive, or burdensome so as to unreasonably restrict the
ability of homeownersto r eat e ac c e s s oLocgl govesnenents, ifrithggleaite i t s . ©
adopt a local ADU ordiance,are obligated to ministerigi permit ADUsconsistent with at least

the minimum standards set forth@overnment Code Sections 65852.2 and 65852t the
ordinance reviewed by HC@nd to report ADU permits to HCD in théinnual Progress

Repats (APRs)dueon April 1st annually.
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Therecent history of the amendments made tcsthie ADU law is providedherewith the
summary of the bills enacted since 2016.

T

2016:The California legislature passed Assembly BAB) 2299 AB 2406in

coordination with Senate Bi{5B) 1069.Theysignificantly easeé restrictions on building
secondary units, opening agpotentiakight million singlefamily lots for ADU
construction (Bennett et al., 201ne bills include provisions such aseducing

parking requirements to one space per bedroom oraliioitying parking in tandem or
setbackspermitting ADUs up to 1,200 square foahd allowing local governments to
permit JADUSs.

2017:SB 229 and AB 494larified areas of the previous billsxcludingallowing new
singlefamily (SF)home construction to include an ADU, permitting new ADUs in all
zoning districts that alloF usesyeducingfees from utilitieso be proportionato the

size ofADU, andfurther reducing the parking required to just one space

2018: SB 1226includad a provision fodegalizingADUs built without a building permit,
only requiring them to comply with building standards in effect at the time of the ADU
construction.

2019:SB 13, AB 68, AB 881, AB 587, AB 670, and AB 6fltitther addressd barriers to
the development of ADUs and JADURhe amendments includg@rohibiting local
governmentgrom having minimum lot sizand maximurunit sizefor ADUs (Gov.

Code, § 65852.2, subd. (a)(1)(B)®ov. Code, § 65852.2, subd. (c)(2)(B) & (dfpm
havingowneroccupancy requirement&ov. Code, § 65852.2, subd. (a)(@nd

reducing ADU application review time to 60 dag@of. Code, § 65852.2, subd. (a)(3)
and (b)).Also, provisions created a path for ADUs to be sold separately from the primary
dwelling under certain conditions.

2020:AB 3182further streamlinedeview andoermitprocesses. The provisions included
an ADU application being deemed approved after 60 dagslohission without any act
by the local governmemindeasingrenting or leasing ofreADU unit in a common
interest development

With theserecent changglocal ADU ordinances should not unduly constrain the ADU

production that is set by the state ADU law. Localisbsuld either use the state ADU law as a
minimum requirement in the absence of a compliant local ordinance or go beyond the minimum
requirement ocreate their own more lenient rules for ADU constructiorfurther ADU

productian. To satisfyRegional Housing Needs Allocation (RHNA) housing neadsousing

element update$ocal governmentare required t@stimate ADU capacity andclude housing
element programs to incentivize and promote ADUSs that can be offered at affordablerrents
very lowto moderateancome household&obust projections for ADotential becomeritical

for ADU implementationparticularly in cases dittle prior ADU development
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Table 1.Key Provisions of State ADU Lavelevant to tis Research Bethod

Category

Description

Ext it 1 Not within severe fire hazard areas (impact on public safety)
xtemaiiies ¢ within the areas with the adequacy of water and sewer services
1 Within the areas witfiewerimpacts on traffic flow (i.e. less car ownership rates
Zoning 1 Within singlefamily residential, multamily residential, or mixedise zone
Lot size 1 No minimum lot size requirement
Setbacks 1 Maximum Four feet side and rear yard setbacks
9 Extra setbacks can be imposed on parcels in the coastal zone
Numl?ter of 1 Singlefamily residential: one unit
units 1 Multi-family residential: up to 25 percent of existing multifamily structuresvor
allowed units (detached with the setback requirements)
Unit si No minimum / maximum size requirements, a height limitation of 16 feet
nit size Statewide ExemptioADU: up to 800 square feet ADU with a height limitation «
16 feet andour feet side and rear yard setbacks
Accessory 1 Any accessory structures can be convertible to ADUs without other limitation:
structures (e.g. setbacks)
Parking 3 One parking paceper unit isallowed

requirements

When a garage, carport, or covered parking structure is demolished in conjur
with the construction of an ADU, or converted to an ADU, replacement -of off
street parking spaces not required

Parking
exemptions

When aparcelis located withirone-half miles of a transit stop, located within a

historic district, located within one block from a car share vehicle, or located i
permit parking area where @treet parking permits are required, but not effieio
the occupant(s) of the ADU

Impact Fees

= =

No fees for ADUs less than 750 square feet

Proportional fees in relation to the square footage of the ADU to the square fi
of the primary dwelling unit (for singl&amily residential)

No schooldistrict impact fees for ADUs less than 500 square feet

Others

= (=2

Deemed approved if the locality has not acted on within 60 degysafipleted
application.

Require ministerial approval for applications for one ADU and one JADU per
within theproposed/existing singliamily dwelling

Provides for the rental or leasing of a separate interest ADU/JADU in a comn
interest development, but not less tharp&centf the separate interest units as
rental/leasable units.

Eliminate owneioccupancy rquirements (when ADU approved in 202024)
Delay enforcement against a qualifying substandard ADU for 5 years to allow
owner to correct the violation

Authorizes HCD to notify the local agency if their ADU ordinance is not in
compliance with state law

ADUs or JADUs may be included in local Housing Element site inventories tc
accommodate the Regional Housing Needs Allocation (RHNA)
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Including and beyond the summary provided abdweState ADU law addregsvarious

aspects of ADU developmeahd the kg provisions listed irmable lare the basis for

developing spatial analysis using GIS for this study that will be discussed in more detail in later
sections of the report

4. Literature Review

ADUs have the potential to increase the housing stock and provide affondaisiegfor areas
impacted by housing shortagd@$iey can function as losmaintenance housing for the elderly,
provide a source of homeowner income, or affordable housing whichdthess Housing
Elementnheedsand othestate laws (HCD2020;RamseyMusolf, 2018).Even thouglCalifornia
has introduced legislation that further eshsequirements for ADWlevelopment as described in
the previous chaptgthere are stilbarriersandchallenges to the full realization of ADU
potential at the local leveThis literature review citesesearch findings or projections on
conditions prior to the recent changesha StateADU law and gaugewhether somef the
issues are stilepresentative circumstandedight of the amendments thecurrent sate ADU
laws.

Singlefamily residentdave expressed concerns that ADUs {eilVer property valuesncrease
noise, anadauseparking issues from additional units in their neighborh@dJ development
had been challenged by exclusionary kaisé regulations and parking requirements; thega®c
was further complicaid by existingnon-conformingADUs and a lack of feasible financing
options. The literature reviepresents the key discussions and data in ADU phenonienon
detail based on scholarly journal articles and policy repuitdished around California and/la
out the context for best practices and recommendations.

4.1. Local Reactionto the Statewide M andate andRestrictive Local ADU
Ordinances

Landuse regulations play a major role in potential ADU development and widely differ across
states, regions, and citidgot only do laneuse regulations impose compliance costs, but they
also limit the supply of land available for development, thus incredisengrice of the available
supply (BrinigandGarnett, 2013)In the case of ADUs, the most contentious issue preventing
development isupzoning which is defined as zoning changes that increase permissible
residential density (Gabbe, 2019). The most difficult land use type to penetrate aréasimiyle
residential (SFR) zones with many residents echoing afelcreased property values if ADUs
become widespread in their communities. Some critics of traditional land use regulations assert
that current zoning exacerbatbe disproportionatg negative effects impacting historically
marginalized communities who are usually renters and tendgadsel out of homes in SFR
zones. Traditional regulations are tied to environmental and social equity outcomes, increased
economic segregation (LeasdMonkkonen, 2016; RothwelindMassey, 2009), and racial
segregation (Gabbe, 2019). The draconian appreame cities hee taken in response to the
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previous statewide mandatestmade scholars wonder if these requirements perpetuate
exclusionary zoning practices that have equity implications. For SFR homeowners, the fear of
increased density and decreasasgtieet parking spacéisatmay lead to lower property values

are major factors to oppose ADU development; the pushback vocalized by residents could sway
local officials to create strict guidelines (BriragdGarnett 2013).However, these fears are

often not borne out in reality.

Although many cities developed local ADU ordinances, some might have come with hidden
challenges embedded in the framework, making it nearly impossible for homeowners to secure
building permits. The result is sometimesfarfrohe i nt ended purposes of
attempt to lower housing costs. For examtile City of Los Angelesiad problematic height

limits, Inland Empire jurisdictions tended to have high minimum lot sizes, low height limits, and
restrictivesetbackand parking requirements, and Orange County jurisdictions had high

minimum lot sizes that hindered the creation of ADOkgpple et al., 2020b

The results of a survey by Mukhija et al. from 2014 found that council members from the City of
Los Angeles wee most concerned that ADUs would adversely affect parking, density and to a
less extent crime. Council members advocated for restrictions on ADUs included restrictive
design standards, limiting ADUs to large lots only, requiring the consent of adjacpattgr

owners and oite parking (Mukhija et al., 2014).

RamseyMusolf (2018) then examined the zoning from 87 suburban cities in Los Angeles
County to survey ADU zoning restrictions and reported that 61 suburlpe(@én} required on

site parking, 4Zuburbs (4&ercen} stipulated a minimum legize, and 27 suburbs (®&rceny
required covered parking. The details provided from these two studies are just one example of
therestrictivestandards most homeowners have faced AdkJ developmenprior to2016

The local atmosphere and regulations affected the number of ADU applications and permits

issued. Pfeiffer (2019) found that logglvernmentsadoping ADU ordinanceswith less

restrictive regulations received more frequent ADU applications. The ADU scorecard report also
found a positive correl at i oimntefmsef@DU2aBoptabiitg t we e n
andthenumber of ADU permits in 2018 (Chapple etal. 28§20 Al t hough some <cit
ordinances arkess restrictivéhan others, th studyreveals that the receamendments to the

statelaw would make a real difference in the creation of ADUs by the elimination of some of the
development requirementtreaniined processingand ministerial review of ADU applications.

4.2. Need for EasingParking Requirements

Parking requirements may be restrictive for homeowners looking to build an ADU as most SFR
zones require homes to have a+{var garage and an additionerking space for any additional
units. Oftstreet parking requirements can be extensikesyrictivewith the addition of specific
parking configurations such as no tandem parking and covered parking requirements. These
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conditions, in addition to zoningave prevented many potential ADUs from being built since it
was nearly impossible for most homeowners to meet the combination of all the prerequisites
outlined in soméocal ADU ordinances across the state of Califolrefore the recent
amendmentgBrinig andGarnett 2013).

Critics of ADU requirements libsuggested that cHtreet parking requirements should be
eliminated to ease implementation and increase the housing Btoekn et al. (2020) argue that
second units can reduce income segregation and population deidimever 37 percent of new
singlefamily units were unpermitted which compuideigher shares of new units in dense urban
areadetweerthe year2000 and2014 Parking refornwas suggested aspathway to legalizing
garage conversionff.has been discussé@quentlythatremovingparking requirementsocild
drastically increase the number of residential parcels eligible for ADU development

Before the reent changes to thetate ADU law, ADUs have been discretionary rather than
ministerial, which has led locgbvernmentso requireADUs to satisfystrict requirements,
including costly offstreet parking and minimum lot size requirements, as well astests on
the maximununit size of ADUs. Other common restrictions included limits on the ability of
owners to lease ADUs and design requirements, including requiring the use of expensive
materials and the submission of architectural plans to a desigwregmmittee Brinig and
Garnett 2013. Off-street parking requirements prevent affordable housing by requiring the
parking to be covered in a garage or car goutBrown et al. (2020) argue that requiring
parking with housing increases the odds that a household will own a car. Householckr syit
not the housing itself, increase the demand for parking. Astep strategy that can prevent
parking problems in parking districts inclglémit the number of orstreet parking permits for
cars registered at that address, and remove the regmirénat offstreet parking spaces must be
covered and netandem (Brown et al., 2020from this data and othersning requiremeist
for ADUs have been easeder timeby numerous amendments to the ADU law.

4.3. Challenges withNon-Conforming ADUs

Implementation of ADU development$iaeen further complicated by existing second units that
were builtwithout an appropriate pernbiefore theState ADU law. Critics also pointed to

unrealistic requirements of legal ADUs which tended to cause residdnigd non-conforming

units to bypass theestrictiveordinances. Regions in California with high numbers of ADUs tend

to be near the coast and major metropolitan areas such as Los Angeles and San Francisco where
the cost of housing and living tends totigher than inland areas. Many homeowners have

taken it upon themselves to create affordable housing without going through the tedious process
of acquiring costly building permits through the city. Fieldwork in Los Angeles has shown that,

in some neighbdroods, more than threpuarters of residential lots hamenconformingADUs
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(Bennet et al., 2019). This poses challenges for cities as they navigsteteh®DU law, as they
must address how to amend or retrofit-conformingsecond units.

Non-conforming ADUs have proliferated in Los AngaleSme estimates range as high as

200,000 with some of these displaying truly deplorable living conditi@rnig and Garnett,

2013. The nonpermitted nature of informal usiincluding theismallphysical size,

incremental construction by homeowners or by unlicensed contractors, incorporation of recycled
or reclaimed materials, unofficial utility connections, and other qualdféen allows them to

provide a level of affordability to their occupa that permitted construction simply cannot
(WegmanrandMawhorter, 2017). For #tsereasos, mostnon-conformingADUs are not up to

code and may beonsideredinsag. Bringing thenonconformingunits up to code will be a
monumental task to tackie addition to permitting new ADUs. Targetingprnrconformingunits

to bring them up to code may result in unintended consequences that may displace thousands of
people residing in them.

Brinig and Garnet(2013) and many other critics pointed to the lack cibacon thelocal

g o v e r npae whiclsléd to mangonconformingunits built. Statewide housing production

has lagged far behind the United States even amid robust population and economic growth. This
implies ideal conditions for informal housing (WegnmandMawhorter, 2017). If major

metropolitan areas in California do not provide an adequate process for residents to easily build
ADUs, nonrconformingsecond units will continue to increaseplannedousing in the region.

This housing burdeiargely affectities like Los Angeles with large populations that are in dire
need of affordable housing.

4.4. Efficacy of the ADUsfor Housing Affordability

I n a study done in Seattleds King-cihaeivedt vy , Ma a
notion that anticipates households with ADUs to be white, older, mallaés homeowners with

a good knowledge of the regulatory tools available to them. Thisgoreeived notion has even

shaped the local conversation about the pros and cahs pblicy. However, their models

suggest that there isp@sitivecorrelation between African American and Hispanic households

with ADU permits. Meanwhile, studies based on California show a much more complex picture

of where ADUs are more or less rested or have been bujlias well agheir associations with

h o me o wn e 4desndgraphic chamacteristics.

Pfeiffer (2019) found that in theds Angelesnetrgolitan areacommunities closer tihe City

of Los Angeles tended to have less restrictive ARirances and that those located in the outer
suburbs or exurbs tended to be more stringent. It also found Inglewood, Lakewood, and
Pasadenwereless restrictivemeaning fewer imposing requirements compared to other
localities in Glifornia. The author foundhreetypes of local approaches to ADU regulations.
Local governmentsvith the most restrictive regulations tended to have lomeames, low
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housing valuegyreater declines in incomes and housing values during the 2010s, higher
proportions of and population growth among Latinxs, and greater rates of poverty and
multigenerational householdsonically, these are the places that could most benefit from
affordable housing and housing that accommodates extended farmdeities with

moderately restrictive regulations tended to be more Whites, Asians and Pacific Islanders,
seniors, andhose thahave greater increases in income and declines in poverty. 3%he le
restrictive ADU ordinances are found in communities of whpesple withmore advantage
than those of most restrictive, but more racially and ethnically diverse and less advdinaged
though this study is useful in understanding overall progrede maCalifornia, Chapple et al.
(2020 foundexceptions to these trentlsough aregionspecific analysishatprovideda more
nuanced interpretation of how ADUs have been built. One of the interesting Sadliogtthe
SCAG region is bsAngelesand Oange Counties are different from other countiesahf@nia
in that most of their ADUWlevelopmenhappened in low resource areas. Their Los Angeles
Countyspecific logit regression model found that ADUs have more likely been built in areas
with higher proportions of nehatinx White, Latinx,or Black populations, high overcrowding,
smaller lots, and ore recently purchased homes.

These premises for further evidence could have relevance for local policy. They could justify the
legalization of permits that provide alternative sources of income to certain minority households.
If ADUs are meant to increas®using stock and provide alternative affordable housing options,
the conversation around unconventional mortgage lending practices and financing options can
helpall types of homeowners who can potentially benefit from ADUs. The process requires
some cormunity engagement about how to streamline and possibly subsididedevelopment

to reachwider communities.

The nature of ADUs is quite different from traditional S#¥elopmenand requirs creative
financing options to make the process more feasible without forcing homeowners into traditional
long-term mortgages. Many architectural firms and commedinétyed organizations are working

to create stepy-step plans from start to finish, usingefabricated designs. Although, with no
consistency in driveway layout, foundation conditions, or setbacks in the tight backyard sites,
prefabricated whole units are impractical at present (Bennett et al., 2019). Due to the variability
of conditions to benet on different properties, it is difficult to provide a esieefits-all toolkit

for homeowners to follow, causing design firms challenges with streamlining attempts with
prefabricated designs. Many lending practices currently available are stibkgdaor those

without thedisposable income to comfortably finance an ADU and alternative financing
strategies are needed to mitigate risks for homeowners.

However, the evidence so far suggests that ADUs are not yet, a viable solutioaffortteble
housing crisis. According to Rams&jusolf (2018), 8(Qpercentof ADUs are going for market
rates and are no more or less affordable than comparable apartments in multifamily

developments. Pfeiffer (2019) found from the census datahthatimber of ADU apptations
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was not associated with changes in proportiorte@bdwner, renters payingiore tharb0

percentf their income on housing, and of seniors that reported living in the same house one
year ago from 2010 to 2017. ADU production has not yet congdbtiat greater improvements in
housing affordability and aging in place. These are early resultedydrecontradicting the

claim that ADUs can provide affordable housing opti@iace ADUs in California can count
towards meeting locgovernmentS rfstaie of regional loancome housing needs (Ramsey
Musolf, 2018), ways to maintain low costs of construction and living in ADUs must be further
studied.

4.5. Current State ADULaw

Now with theState ADU law, all residential or mixealse zones wheresidential uses are

permitted byright or by conditional use are allowed to build ADUs as long as local governments

find them with adequate water and sewer serless impact on traffic flow and public safety

(e.g. fire hazard aread)o expand mixedise zoning that suppamulti-family development,

local governmentgould adopt incentive programs that promote inclusionary housing such as
transitoriented development which currently eases ADU development within half of a transit

stop. The transit is dieled clearly inthtkHCDADUh andbook, #Apublic transi
where an individual may access buses, trains, subways and other forms of transportation that
charge set fares, run on fixed routesomend ar e
localgovernmentfiave amended their zoning laws to encourage ADUSs even to the point of
subsidizing them (BrinigndGarnett, 2013)The a1ly uncertainty with or less objective

component of the law th&t up to localgovernments i nt e r p r a@ysisis$ theanmpacaoh d a n
traffic and public safetyThis maybe used aanexcuse to preclude ADUs from areas with

strong opposition anot in my backyardNIMBYism) effortsby localities.

Many of theaforementione@hallengesvith parking requirement@re now addressed by the
20192020hills. Parking requirements are exempt from many neighborhoods near transit stops
or car share programs, within historic districispermit parking areas. Also, when ADUs are
created throught conversion of a garage, carport or covered parking structure, replacement of
off-street parking spaces cannot be required by pmatrnmentsit is also clearly stated in the
ADU handbook that replaced parking spaces may be provided as tandem parkidgveway
(HCD, 2020).The areas that already experience parking shatagensions around estreet
parking among residents could be identified by local governmentthanedxcluded from
residential parcels eligible for ADdevelopmentWith these changes, a complete elimination of
parking requirements for ADUs is nat all anidealistic suggestiofor local governments to
consider.

Regarding noftonforming ADUsnow the owners ahemwould havefive years to correct the
violation, urless there is health and safety isspeesentBeyond this state mandatecal
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governmentsnust consider further easing requirementsdoi) developmento mitigate the
current housing crisis and bring up the existing substandard ADUs to the mairstaamy.
(Elmendorf et al., 209).

5. Best Practice Review

Launching from the literature review, a best practices review was performed tpesmahgnt
reports and studies on ADU delivery and proliferation in California. A searitie best
architectural cases currently in existence or development was also performed. Similar to the
literature reviewthe research teafound common challenges and three mearenues for ADU
production, includindl) financial support2) city planning aid or information to educate the
public on ADUs and) urban design considerations including setbacks and ADU site locations.
Appendix Aincludes internet links to best praescin government agencies providing planning
aid for ADU delivery, architectural best examples, links to financing resourcesaracipal
examples of financiadupport, professionals in the ADU construction and delivery industry a
well asinformational linkson ADUs The following presents the key challenges and
opportunities in the current context of ADUs

5.1. The Current Practice of ADUs

A study from 2016 found that fercentof the Californian housing market cannot afford
housing in theilocal market (Woetzel et al., 2016). In land verylow-incomeneighborhoods
the situation is worse with nearly none able to afford their local cost of housing (Watedkzel
2016). This requires broad solutiofifiere are also overlapping vulnerabilities to this
affordability crisis. A study of San Mateo County found thapBfcentof ADUs are inhabited
by a person of 6Qearsor olderand 30percentof these ADUs & inhabited by a person with a
disability (Chapple et al., 204Y. ADU and rental markets are largely composebbwafincome
people (Chapple et al., 204)7

A study of Vancouver, Seattland Portland found that ADUs rented for an average of $1,298
per manth and did not differ substantially across these three cities (Chapple et al., Ziflifie).
Vancouver, Seattj@nd Portland case83 percentof ADUs consist of one or two residents and

in 46 percentof casesthe resident knows the primary dwelling unit resident as a friend or family
member. The majority of ADUs from this study rented for befoarket rates. ADUs ashort

tebmr ent als did not play a | arge parnforhavingt he
an ADU (Chapple et al., 2017b).

Los Angeles County is a leader in accessory dwelling unit delivery (Chapple et a&).2020
Issued ADU permits increased across California from nearly 6,000 to more than 15,000 from
2018 to 2019 (Chapple et,a@202@). Approximately, 92ercentof ADUs are built on single

family lots in diverse transibriented areawith 2 percentuilt on lots with duplexes, triplexes,

or fourplexesFurthermore, the majority of these ADUs are built on lots where the mase hou
has three bedrooms or more (Chapple et al. 020 the time of this study, almost 9,000 ADUs
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were built in 2018 and 2019. Over 3,300 ADUs have been built on lots smaller than 5,000 square
feet.Los Angeles County hitthe highest number of ADUs permitted in 2018 and 2019 in terms
of permits per 10,000 people and total permits (Chapple et al.22020

ADUs have more affordable rents than multifamily, or new apartment, developments (Chapple,
2014). Meanwhile, demograpisi are changing with some singd#mily households shrinking

with some people choosing to downsize or divide their space for different reasons (Bertolet,
2017). The largest share of Americans between the ages of 18 and 31 years since 1968 now live
with ther parents at 3percentargely due to a lack of affordable housing options (Brown et al.,
2017).Meanwhile,garages are a lartyeuntapped supply of housing (Brown et al., 2020).

A conservative estimate notes that California could add as much as 78061308y units from
additional units on singl&amily properties (McKinsey & Company, 2016). This number appears
to be extrapolated from a study of properties within %2 mile of five Bay Area Rapid Transit
(BART) station areas in Oakland, Berkeley, AlbanyCEtrito and Richmond (Chapple et al.
2012). This analysis of five station areas of the BART focused on regulatory restrictions for
accessory dwelling unit construction including minimum lot sizes, removal of parking
requirementsand setbackdlowever, his estimate is setiescribed as conservative and was
developed from a small sample size of transiénted areas in the San Francisco Bay Area
(Chapple et al., 2012). In regl, additional units on singiamily properties could provide many
more housig units than this estimatehen includinghe varying geographical contexts of
California that might be more amenable or appropriate for ADU siirgandingthe estimate

to areas outside of transit station catchment areas and greateffamiyjelot Szes State
Assembly Bill 2299 and Senate Bill 10&€e also promoting ADUs across Califor(iBennett et
al., 2019).

Los Angeles County and Orange County show substantial ADU permitting and construction
within lower-cost ZIP codes and in an egalitarian spread across all levels of resources (Chapple
et al., 2020a). This is in contrast to the other regions of Califoraissttow most ADU

construction in the higher resource areas (Chapple et al., 2020a). Lower rent arddomer

areas in Los Angeles are more likely to build ADUs. Furthermore, in Los Angeles County,
neighborhoods with diversity are more likely to build B®including nor_Latinx White, Latinx

and Black populations. These attributesafore equal distribution of ADUs in Southern

California must be preserved to provide affordable housing in affordable areas. Financial tools,
including loans, must be tailed to support these types of projects in these neighborhoods to
continue ADU delivery.

5.2. Financing Challenges and Opportunities

Another challengéhathomeowners face with ADUs is a lack of financing options that are
feasible for a small second unit. Acdorg to Brown et al. (2020), in Los Angeléise cost of
converting a twecar garage into a 4@yuardoot apartment ranges from $60,000 to $80,000. If
the homeowner finances the conversion at 5 percent interedtftea yearsmonthly loan
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payments wuld be between $474 and $633 per month. The average rent fot@8kquare

foot second unit in Los Angeles this sample is $1,44@ith the rent providinghe homeowner
between $602 and $793 per month in additional inc@ifter the mortgage paynitgiBrown et

al. 2020) The cost to build ADUs is typically less than the cost of subsidized affordable housing
units and has the potential for homeowners to build inegemerating property. Although many
parcels are eligible to have potential ADUs, the reality is that most homeowners lack the
experience and the capital to build an ADU. There is a learning curve for most to go through the
proper steps and critics of ADU mmpliance argue that the process needs to be streamlined so
that it can be more accessible to a wider audience.

Since the passing of Assembly Bill 2299 and Senate Bill 1069 ADU construction has been
expanding across California (Chapple et al., 2D28owever, Southern California ADU is
exceptional in somkey ways The arerage cost of ADU construction in Los Angeles County
was $148,000 compared with $237,000 in the San Francisco Bay Area (Chapple eta)., 2020

Demographic research has identified thellibeneficiaries of the ADU model, including older
people, loweiincome residentsand people with a connection to those in the primary dwelling
unit (Chapple et al., 2057/Chapple et al., 20b7 Chapple et al., 202parargeted financial tools
could help the people that would utilize ADUs build ADUs in the placeswlaat to live for

high occupancy and the utmost benefit of the ADU housing type.

5.2.1. Financial Challenges in ADU Practice

Lack of financial tools for ADU builders has been identifeexda key barrier to their construction
(Chapple et al., 2017). ADUs are still a new product and people and banks are rushing to
understand their value, equignd how best to finance them. Gaining funding for ADU
construction can be complicated because not all loan providers will allow the home equity of the
main dwelling to be used to support the loan for ADU construction. There is also a need for loan
structues more appropriate to ADU construction including loans in amounts approximately from
$50,000i $250,000 and with shorter timelines of approximatéynonthterms (Chapple et al.,
2017).Large loan amounisith 30 yeartermsdo not applyto ADU projects.

While there is noturrently enougldata available on ADUs study of Portland, Seattland

Vancouver found that ADU project costs were between $15@321l per square foot (Chapple

et al., 2017b). ADUs aressexpensive to construct because theysanaller units with less of

the less expensive spaces such as bedrooms to bring the average square foot costs of construction
down. The costs of construction for these three cities includeeér@@ntof the costs for labor,

34 percentconstruction materig, 5percentutility connections. Architecture, engineerjragd

permits were a combined cost of Aércentwhich can be reduced through streamlined planning,
permit fee waiversand preapproved plans that reduce design time and money (Chapple et al.,
2017Db).

From the Portland, Seattlend Vancouver studyt was found that 3@ercentof ADU owners
used their cash to builcdh@DU, 15 percentused personal credit or other resouyeesl 40
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percentorrowed against their house. Of those that got a loan for constructipar@hiof
those received a loan from a local bank or credit union (Chapple et al., 2017b).

Localg o v e r nfmanaa strd@tegies have been varied but so far have not hadimpputs

on ADU delivery. Santa Cruz County has an ADU forgivable loan program through a local bank
that provides up to $40,000 for ADU owners that rent out the unit téerloeme households at
affordable rerdl rates for 20 years after which the loanaggiven (Chapple et al., 2020a). San
Mateo Credit Union providesninterestonly shortterm ADU loan for a maximum term of 12
months. The City of San Diego has provided a subsidy fund of $300,000 for water and sewer
feesL oc al g o Jimancialrstetagiesshave so far been ineffectual, partly because the
attached requirements for funding are too onerous.

Many places provide utility and other planning fee reductions. The San Francisco Bay Area

offers the highest rate of fee reductions and impact &eeans yet total permits and permits per
10,000residentsoth lag behind Los Angeles County (Chapple et al., 20R0a)Angeles

County was found to have slightly bel@average fees and review process requirements (Chapple

et al., 2020b)Furthermore, ADWlelivery is still concentrated in wealthier argathe San

Francisco Bay Areasuggesting that these fee reduction strategies are not significant enough to
determine a per s onidgan AbW{Chappleet ab,2020ah construct

5.2.2. Financial Strategies and Opportunities

The main purpose of this study and ADU ordinances continuedgisater provision of
affordable housing. ADUs are a relatively lawst alternative to housing units because they do
not require a land purchase and can bk With simple wood framingStrategies that have been
proposedo financially aidADU constructionnclude, allowing people to use diverse assets to
qualify for loans, shofterm andsmallscaleloans, financing that takes future rental income into
account, and municipal loans that are lower interest rate (Chapple et al 8)208@ far public
assistance or loan products, including fee waivers, have had meager success as a determinant of
ADU constructionCurrent financing options for ADU constructiomnter around cash savings,
refinancing loans for home improvement projects, renovation Jeadsa home equity line of
credit (Chapple et al., 20&7 However Jow-incomehouseholds with less home equity or cash
savings would most benefit from the rentadome or extra bedrooms for family members that
an ADU provides (Chapple et al., 2@).7

Los Angeles City haincreasedts support and aid for ADU completion. Los Angeles County
provides a forgivable loan of $75,000 for new ADU construction and $50,000 for rehabilitating
an unpermitted ADU as long as the ADU provides housing for someone transitioning out of
homelessness for East ten years. This program reacts to the reality that there are many existing
unpermitted, or incorrectly permitted, second units that could be brought up to daae with
amnesty program with treeddedoenefit of making sure these housing units areougate for
habitation (Chapple et al., 208 Thapple et al., 2020a).

Citieshave provided rebates for environmental upgrades, including for grass removal or upfront
funds for energy upgrades. Similar upfront cash from the cities with costs reimbyitsed b
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homeowners over time could work for ADU delivery (Chapple et al., 20ITtb@ase the
implementation of ADUSs, localities might consider alternative financing strategies to fit the
needs of ADUs since it is typically $80,000 or less to build and A&rgsisually no more than
700square feesince ADUs are also typically cheaper to build than traditional affordable

housing, localities may also want to consider subsidies to ease the burden of homeowners to
make this option more feasible to increase thesing stockFor instance, Genesis LA, a

community development financial institution, provided a gap loan to guarantee the cost of
construction before owners transitioned to a traditional mortgage with a credit union. This hybrid
approach avoids the riglhd commitment associated with the ldegn ground lease profit share
arrangement (Bennett et al., 2019).

There iscurrentlya lack of analysis and understanding of the added value of an ADU (Chapple
et al., 201B). A study involving real esta@gents is one way to gain an understanding of the
added value of an ADftom their sales and estimation experieritenay be possible to add the
income from the rental of the ADU into the mortgage calculation of the primary dwelling during
purchase. A hoeowner could then deduct the rental income from their expeRsissvould

help lowor moderaténcome earners to secure loans for ADU construction in less wealthy areas,
where the people that need ADUs could benefit.

5.3. City Planning Servicesand Information

Fortunately, there are many efforts within the ability and purview of city planning departments
that can make a difference in ADU delivery and expansion. From a review of city planning
practicesthere were several strategies that city plagrdepartments could use to streamline and
increase ADU delivery including pi@pproved ADU plans, informational workshops with the
public, and archives of ADU expertise in the formaefebsite or dedicated personnel.

5.3.1. Pre-approved Building Plans

TheCities of Clovis, Encinitas, San Diego, Seaskilmckton and Humboldt County provide
pre-approved building plans to provide certainty for builders and to reduce designltests.
City of San Jose provides a resource list of approved vendors to cortapp(€et al., 202).
TheCity of Los Angeles Department of Building and Safety has recently released 28 pre
approved plans for ADU constructiohhis strategy is a key recommendatasnoss ADU
literature for increasing ADU constructiodBre-approved plas save time and money in design
services required to produce the drawings. These plans must still be plesiegigdan for
submittal for approval but the pepproved floor plans allow certainty, speadd reduction of
fees. The study of Portland, Sgtand Vancouver found that J@rcentof fees were for
architecture, engineeringnd permits (Chapple et al., 2017b). These costs could be reduced
through preapproved plans and fee waivers. Construction costs could potentially reduce with
standardizeglans thaincludecommonly available material dimensions or prefabricated
components.
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Even standardized plans that are not preapproved provide the opportunity for homeowners to
gauge where an ADU might fit on their lot and to dbkonstruction bids. Floor plans usually

need to be put on a site plan but a floor plan provided to a homeowner can quickly be scaled,
with any additional required drawing conventions, such as dimensions, added and put on a site
plan for submittal for a penit.

5.3.2. City Planning Information and Services

In addition topre-approved floor plansther streamlining efforts including improviggiidance
or information measurdgs make a significant difference in ADU delivei@ity plannerscan

make gains in ADU d&very through some service delivery changes including, free ADU plan
reviews, increasing awareness through websites, workstiopsomotional evenisand

providing onestop-shop services such as in San Mateo County (Chapple et ala)2020

The City of @&n Diego has dedicatedADU project manageas a store of expertise. A dedicated

city plannercan easily answer ADU quest®iprovide education, assist with financing and

connect builders with homeowne@ther useful archives of ADU information include city

websites andity-approved manualhapple et al. 2017bJhe City of San Diego has a

dedicated webpage with resources and has held webinars and information sessions for the ADU
planning and constructn process. Information events online or throungpersonADU fairs or
expositions and other outreach efforts can spur interest in ADUs (Chapple et al., 2020b). The
City of Berkeley has an ADU advisory task force and adapts its ordinance over time &tappl

al., 202@). TheBerkeleytask force is composed of architects, developers, real emtate

mortgage specialists (Chapple et al., 2920

Los Angeles City provides an informational website for the LA ADU Accelerator Program. The
program pairs oldeadults with ADU dwellings. The City of Los Angeles provides and screens
the tenants providing much of the landlord labor. These programs are new so it will take some
time to see how effective they are.

Leniency in zoning and planning requirements have lag¢en effective in spurring ADU

development. A key component of the success of ADU growth includes the sidestepping of the
California Environmental Quality Act (CEQA) as ADUs are infill development with little
substantial new environmental impadibe Cty of Sebastopol has removed the owner

occupancy requirement for the primary dwelling unit to have an ADU (Chapple et ak)2020

From the ADU Scorecard study, homeowners and advocates would prefer an expedited planning
process and increased height linids ADUSs, financing or loan solutions, removing permitting
challenges, lower fees for ADUs, and the inclusion of prefabricated or mobile homes options
(Chapple et al., 2020b)

Even without major funding or large changes, city planning processesarareffectively

promote and produce ADUs through information and outreach sessions, through consolidating
their knowledge with dedicated planners for ADUs and through online respamcelsy making

sure the permit process is reliable and fasbther stategy identified is also reinforcing that the
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planning approval processes run as smoothly and efficiently as possible returning permit
decisions quickly (Chapple et al., 2@20Small project have shorterm schedules and need
quick permittingand depenable and quick planning permitting and approval procesgds
more critical.

5.3.3. Urban Designand Site Considerations

ADUs have been described as part éfmi s s i n gfforhin ldodsing pyovisiomentifying

the lack of duplexes, fourplexes, bungalow cquamsl other lowrise highdensity housing types

in production These typeare beindeft out of the housing market that currently prioritizes large
singlefamily homes or highrise apartment buildings (Cpple et al., 2028 Parolek, 2020).

These middle housing models are common across Los Angeles County and to a certain extent
emblematicof Los Angeles yet their production has been low since the 1940s (Chapple et al.,
2020; Parolek, 2020). ADUs and sirail housing types provide affordability through their
compact size, accommodate a substantial density for pedestekad environmentand still

provide green space, ligl#nd air.Building density with ADUs is also supportive of public
transport enviroments ADUs themselves are adaptable to a variety of contexts, above a garage,
a garage conversion, a subdivisiorttegmain dwelling unit, basement or aftand the nely

built detached cottage model.

It has been suggested that ADUs are most feasilflat land areas and less so in hillside areas
and even less in coastal areas (Chapple et al. AapHigh-density urban conditions are not a
good fit for the ADUmodel,but the large suburban areas of Los Angeles are a good match for
the housing type especially on lots in areas supported by tlanSgbastopolADUs have been
exempted from the lot coverage requirements and allow up to a heightestabd two stoes
(Chapple et al., 204y.

The cities ofvancouver and Clovis have an urban design approach to ADUs organizing them
along alleyways and creating a pedestrian shared space environment (Chapple et al., 2017b).
Alleys can be landscaped with decks and bagEooverlooking the alley for a more communal
pedestrian environment (Chapple et al., 201@bkrall, ADUs are a flexible prototype for a
variety of conditions and can still provide privacy, open spaeeé full interior living conditions.

6. Analysis of Local ADU Ordinances

To understand the context of Sout hdcahADGal i f or
ordinances across the metropolitan planning organization (MPO), the Southern California
Association of Governments was performed. The following text details the methods and
conclusions. The purpose of this collection and analysis was to understandé¢hé case of

ADUs in the SCAGegionand also varyindpcal governmentstrategieshatpromote or

discourage ADU delivery.
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6.1. Collection of ADU Ordinances

A search to collect ADU ordinances from SCAG member cities was conducted by searching the
member diy website for the term8ADU, 0 fiadup fAccessoryy iDwelling, or a combination of

these terms. If an ADU ordinance or handout was found it was checked to determine if it was
post2020 and post California Assembly Bill 2299
requirements must be adhered to in the futurerrcamgiant ordinances are no longer useful or
accurateThe research teawerified that the ordinance either had a date or referenced the new

state guidanci the textto determine the ordinancgcurrent or incompliant.

Of the 19 current SCAGurisdictions, there were four possiblmategoricabutcomes of this

ordinance sear¢hOrdinance search results were entered as eitherpfisst no or insufficient

data found, outdated guidance documents or no updates, simply refer or redirects to the state, and
post2020 city document acquiradherethe city developed their own ADU ordinance. The most
important and successful of these categories is the2p@¢x city document acquired the city

developed their own ADU ordinance coluniime research teamsed tleseupdated documents

for our ADU document analysis and to develop scenarios described later in thisThpsef8

members thatipdated ordinances were recovered and archived for later analysis.

The other categories of the spreadsheet includepi@ss nar insufficient data which is defined

as several attempts through the city webpage or other ordinance archive with no results at all.
The outdated guidance documents or no updates included search results that returned no updated
ordinances but did show awitdated ordinance hosted by th® ¢ al g o webgiten hese t s 6
outdated ADU ordinances listed were commonly dated 2017. In some cadesathe

g o v e r nwebsitet peovided no ADU ordinance of their own but simply offered a text
description of thetate requirements or a hyperlink that redirected to state guidance. There were
two other minor columns in the spreadsheet including a more restrictive than the state column to
flag any ordinances that were updated but appeared to have additional regsitearethe state

or added some related requirements in the ordinance that might make it more difficult to build an
ADU. Finally, there is a notes column for unanticipated data that might be retemdnas an
upcoming update

The retrieved ordinances veearchived into file folders according to their spreadsheet
designabn. Additional supporting documents or guidelines were added within those relevant
categories in individual city folders.

6.2. Analysis of Collected ADU Ordinances

The collected ADWrdinances were reviewed and compared to state ADU regudatian
Excel spreadsheet. In summary, column categories were based on the state regulation composure
including zoning restrictions for ADUs, minimum lot size requirements for ADUs, setback

! The archival data of this collection is separately organizedsipreadshegtvhich is delivered with this report.
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requrements, number of ADUs allowed for singémily homes and muHiamily lots, the

maximum unit sizes, height limitations, parking requirements, impact fees, and a description of
the approval process. The relevant text from the individual city ordinarepavaphrased into

the spreadsheet cellhe research teaentered 3percentof member ADU ordinances into the
spreadsheet, wittminor help from SCAG staff. The results from the ordinances reviewed were
entered into each column for analysis and were agédnn sheets by countyheordinance®f

27 membes were input from Los Angeles County, 12 from Orange County, 11 from San
Bernardino County? from Imperial County, 11 from Riverside Counand5 from Ventura

County. This represents at leastg@scemn of SCAG members by each SCAG county and 35
percentof the SCAG ADU ordinances overglFigure 1).
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Figure 1. The Number of Jurisdictions Whose Ordinance Analyzétounty

The final composition of the spreadsheet after all the varialdesimput contains68 municipal
entries in addition to the state regulation entry by 14 columns for qualitative analysis. These

entries were analyzed to find any exceptions to the state regulation, with the primary intention of

determining results that were more lenitvan the state regulatida inform a more expansive
ADU ordinance strategy.

6.2.1. ldentified Ordinance Expansion Opportunities
An analysis of zoning statements in the ordinances found that the City of Los Angeles allows

ADUsi n certain hillside and fire zones as |
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for fire truck access, and the ABlhust have sprinklers. Many other jurisdictions prevent
ADUs in hillside or fire zones however, much of Southern California dwgsllare within
hillside and fire zones. The City of Los Angeles, denser than most, provides a reasonable
opportunity for ADUs in hillside and fire zones.

Otherdistinctiveresults from the review of zoning statements of the ADU ordinances
Pasadena arifleverly Hillsaretheir mature tree preservation requirements. A mature tree in a
space that an ADU would otherwise be able to be sited in is an added complexity. However,
these mature tree preservation policies can be worked around because a matainebteee

moved or replaced by another similar mature tree. This would be an additional cost but would
not preclude an ADU per se.

Current state regulation allows ADUs in sindgenily residential, multifamily residentiabr
mixed-use zones. However, many cities do not state that ADUs are allowed inusieones.

This lack might prevent local homeowners from understanding that they can build an ADU in a
mixed-use zoneThe City of Santa Ana specifically states ADUs @fewed in mixeduse

zones.

Allowing ADUs in commercial zones might be appropriate in some conditions on small
commercial lots, or commercial lots adjacent to residential uses. Further analysis is needed to
understand if an expansion of the ADU ordinara@®ss certain commercial zones would be
reasonable. Residential units are often currently allowed in commercial zones but they usually
take the form of apartments above retail in central Los Angeles. A-ldevesity commercial

zone may allow for a reaotif ADU in a habitable manneext to a residential zon®ther zoning
specifics of note include Camarillo allowing ADUs in agricultural and rural zones and Hesperia
allowing ADUs in agricultural zones.

Regarding lot coverage, all jurisdictions must alB®0square feetor an ADU but nearly all
the analyzed ordinanceslherectlosely to this state allowance. This required allowance could
be enlarged and possibly encourage more ADU construction.

The research teafound no listed setbacks less than théestaquirement dfour feetrear and

side. There were more excessive setbacks between dwellings on the same lot, resulting in an

ADU closer to a neighbor than the residents of the primary dwelling unit on its same lot. An

ADU may only be approximatelgighf eet from t he next house but
dwel l ing unit on it gheprimarydwellingdmpdlABUhimCostaMeg§ad b et w
Ten feet is required between units on the same lot in Bell Gardens and Agoura Hills. These

should be determindaly ascientificstandard fire and life safety assessment similar to setbacks
between lotsFurthermoreADUs may be in the setback if there is no other space fos&§dare

feetof ADU. Garage conversions are allowed to exist in their old configurati@mimg that a

garage conversion could be right up to the property line according to the historic setback rule.

Noting these exceptions, it is worth exploring reduced setbacks between the ADU and the

primary dwelling unit or between the ADU and the lot line.
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Some ADU ordinances stipulate ADUs may only b
specifically state so, may allow the possibility of a front unit, negotiating or reducing any front
setbacks. The City of Burbank allows ADUs in the front as long asféleyv the existing front

setback.

Largely, the collected ADU ordinances state that 1 unit is allowed on a-famgilg |ot.

However, some cities fail to mention a maximum which may allow for flexibility. The City of
Bell Gardens states that an ADU ntegve its ownrJADU for two additional units apart from the
main dwelling unit. Theres an 850square feenaximum for this ADU and JADU combination.

The state allows ADUs in mulfamily zones up to 2percentof existing multifamily structures

or two units. While not the focus of this researthe research teafound that most cities stated

a specific tweunit maximum. Some cities include different languademple City uses the
language 2percentof existing density, West Covina uses the term uaitd Culver City states

no more than 2percentof originally permitted units with a maximum tvfo detached units

Culver City specific stipulations atbe most conservative languagat allowing for any loop

holes for more ADU unitsCamarillo and Hespr state up to 3percentof multi-family which

could be a new scenario for greater ADU proliferation. However, they also state a maximum of
two units.

Requirements for minimum size ADUs yalYorba Linda, Pasadena, Claremont, Bell Gardens
and others sta a minimum ADU size of 156quare feewvhile Calabasas, Hawthorrend Sierra
Madre state a minimum of 22Quare feetSouth Gate states a 2dquare éot minimum. The

state requires the city sutomaticallyallow up to 80Gsquare feebut a property wner may

elect to builda smallerunit, depending on the minimum unit size requirements. Victorville takes
a different approach by basing the minimum area requirerteeimsludebedroomswith studio
units at a minimum 508quare feetand 1 bedroom ADUwith a 600square éot minimum, and

2 bedroom ADUs with an 80€quare feeminimum size.

In terms of maximum unit ADU sizes alloweder y f ew cities allow up t
square feetnaximum area. Los Angeles and Sierra Madre allow fqR@QLsqare ot

maximum. Across all the ordinances analyzed, the maximum ADU area is usually 1,000 square

feet Pasadena allows 1,28Quare feetinitsor 50percentof the main dwelling for lots greater

than 10,00Gquare feelf the main unit is 2,408quare feebr more there may be an opportunity

for a greater ADU. Pasadena also allows up tpéféentof the main dwelling unit square

footage if the lot is in a ckinly affordable housing agreement. In Whittier, if on a 20,000

square footlot or larger the ADU may be 1,5@Quare feet.

Adjusting for greater height maximums may affect the ground floor footprint if it allows the
ground level to be smaller with mdreing space on the second story. Indio allows for taller than
1606 ADUsfeatq if dbave ah Bxisting garage ADUs may bd&&high. Grand Terrace
allows for 20feethigh ADUs and Ojai allows 2feethigh ADUs if 2 stories. The state iéet

height requirement makes 2 story living spaces very compact except for some sleeping loft
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conditions. Jurisdictions are allowed to supersediedibut they predominantly stick very
tightly to the state standards.

If an ADU is the product of a garage or assory structure conversian additional 15@8quare
feetmay be added for access and egress, meanwhdeonversion can take advantage of
preexisting setbacks that may be less foan feet

The state provides for many parking exemptions for ADidkiding no parking space required

for an ADU within %2 mile of transit. Dana Point removed any parking requirement from their
ADU ordinance because most of their residential built environment was within %2 mile of a

transit stop. There are other exemptitorsan ADU within a block of a cagharing vehicle,

where street permits are not offered to the ADU occypaudt when replacing a garage or

covered parking spaces, those spaces do not need to be replaced. Other cities were also lenient
with the parking thy did require, including allowing parking in the setbacks and tandem

parking.

ADUs can match the character of the neighborhood and several local ordinances require them
this. ADUs as a smal/l unit and as @&eMosnf il |l
ADUs are sited behind the primary dwelling unit and local ordinances may require that.
Ordinances have restrictive height limits but eadwo-story ADU may still be humbler than

the main unit or the street trees. Some local ordinances ratpitr®to be interior to the ADU
however, stairs, a porcbr a balcony can make for more interesting entry experiences and street
walls. Some ordinances reviewed for this research required ADUs not to have an entry on the
street presumably to keep thestixig characteof the streetbut a new entryway could provide
privacy between the main unit and the ADU.

6.2.2. Summary

From the previous analysis of a random sample of 68 SCAG member ADU ordinances, the
primary scenarios for a more expansive ADU policy may include, removing or reducing rear or
side yard setbacks. Setbacks are already waived for existing structure corsvansidaf there

are no other space for 800 square feet for an ADU. Setbacks could also be reduced between the
ADU and the primary dwelling unit. Parking requirements are already lenient and flexible across
ADU ordinances. Further removal of parking reqguieats for ADUs would be reasonable.

It is also possible to consider other zones besides residential andus&ednes including,

some commercial zone conditions, and agricultural or rural zones that currently have single
family homes. Los Angeles alis ADUs in hillside or fire hazard zones as long as there are
mitigating solutions, including sprinklers and a location @@-foot-wide street for fire truck
access. A substantial portion of Southern California is in these zones and it may be possible to
significantly expand ADUs into these areas as long as there are some precautions.

Other avenues of expansion include increasing the number of allowable units on a lot above one
ADU or above two units for muHiamily lots. Increasing the area that citae required to allow
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for ADUs from 800 square feet to 1,000 square feet or more may also incentivize builders
because they could recover more rents and more people could be housed.

7. Prototypes of ADU Configurations

Several cities now providere-approwed floorplans for ADUs. Providing existing floor plans

save fees on architecture and engineering design sewiitethe confidence that ADU will be

approved for a buildingermit andspeeds up the total process of ADU construction. Even if

cities do nohave preapproved plans for permitting, floor pldesignscan still be used to shop

for construction estimates and save time on design. Floor plans provided can also be put into a
ste plan of the homeowner 0s pfitaqbowtegsibleib |j udge
would be to build an ADU on their properynd then submitted for a permit

With those benefits in mindhe research teanreatedl9 sample floor plans for ADUafter a
review of built cases from liféAfter researching best practscand case studies fraime
constructedADUSs, theresearch tearfocused the floor plans predominantly aro@&e® square
feetaverageThe research teafound that the cases built ADUs aremore diverse than the
ordinances would suggesinks to the bestases are iAppendx A.

Unless there is an exception, an ADU must have a kitchen, fulldradrusually an interior stair
for a permit. However, after a review of existing caties research teamcluded a small
number of exception desigmsthout a kitchen, with a .75 bgtand with exterior stairs. Many
studio units in existence do not have a kitchen or a full kitchen, smatlweiters may not
value a full bathtupand exterior stairs can add interest to the facade, save valuablar ispaice
in small units and provide small outdoor spaces below the stairs and at lafmgiogsdeby-
side unit plans are included showtwo-unit new ADU construction. Some cities like Burbank
allow for an ADU to have its own JADWanning, constructio costsand effort for two units at
the same timarereduced.

One aspect thahe research teagesigneddr was the 16eetheight limit. Across the plans
secondstory or loft levels are placed above spaces that can be shorter including car parking
garages, leaving some excess for a habitable space above.

Overall these floor plans and designs provide a range from plans nearly ready to be placed on a
h o0 me o wdateeplardfer permit submittal to new ideas and configurations for small unit living.
The 19 plans can be foundAppendixB.

8. Identification of ADU Eligible Parcels According to the StateADU Law

In Government Code Section 65852.150,@fadifornia Legislature declared that ADUs are

allowed in singlefamily, multifamily, andmixed-use zones. The latest changes toSlage ADU

laws are effective January 1, 202’ he purpose of these changes is to reduce barriers, better
streamline approval processes, and expand capacity to accommodate the development of ADUs.
Theregulationrequires local governments to not set up their ARdinancs that aremore
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restrictivethan theStatelaw. Therefore, it is logical to identifyotential ADUeligible parcels
according to thé&tatelaw and use them as a baseline for further ADU analysis.

The research team identified potential ABligjible parcelsin accordance withthd CD6s ADU
handbook (HCD, 2020As emphasized in the Introduction chapter, #malysis attempts to

identify ADU-eligible parcelgrather than measuring the number of buildable ADts3tly

based omphysical conditions of the parcelthe team examinetthe physical conditions of the
parcels by analyzing the parcel datanggeographic information systems (GlSherefore, the

first step of this analysis was ittterpretthe State ADU law especially the parts of the law
regulatingphysical conditions gbarcels for ADU development. Then, ttesearch team
carefullytranslatedhe lawinto theterminologies and conditiorizeingoperationakedfor

spatial analysis in GIS. After making this translation, the team conducted the spatial analysis
based orthecollectedGIS data

8.1. The Identification Methodology of Eligible ADU Parcels

The primary dataset for the spatial analysithe parcel dateollected from SCAG. Using it
dataset, the goal of the analysis was to comp
development according to tktatelaw. It is noteworthy that this analysis is a macro analysis

donefor multiple counties The analysisan'treflect the detailed features of every individual

parcelthat slightly varesby county Everyparcelhas itscommon characteristicsdirectly or

directly related to ADU development as well@sique characteristics that vary by local
governmentAlthough the given dataset is enough to describeahéng,physical features of

parcels it cannot articulate every aspectpaircelsassociated with ADU development. Thus, it

was inevitable to generalize tBatelaw in away that fits witha regional scale.

8.1.1. Parcel Screeing by Externality Impacts of ADU Development

Thestatelaw defines the digibility of ADUs by some conditions associated wpiliblic health,
safety andadequateirban service Thelaw defesslocal governmentso define some areas
whereADUs cannot be builtvithin their own jurisdiction Thepossibleconsiderationgncludel)
within fire hazard areas; 2) within the areas with no adequate water and sewer samn\ages;
within the areas with high impacts on traffic floowever,identification of these area is not
defined andocal governmentsmay make up their own criteria to operatech considerations
Therefore, lhe first step of this analysisto operate eactvith existing GIS datasets aedclude
parcels in thareasThe researckeam identified the conditions by employing the methods
describedelow andoresentedhe areaghat meetachcondition Figure?2).
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Figure2. TheAreaslneligiblefor ADU Development

Fire hazard areasThe research team collected the fire hazard severity zone datthrom
California Department of Forestry and Fire Protecti@al (FIRE on the SCAG Open Data
Portal(https://gis.data.ca.gov/datasets/31219c833eb54598ba83d09faOndhes@rcels

within the zonewith all levels (moderate, higland very high severity) were excludédFire

Hazard Severity Zone (FHSZ) is a mapped #naadesignates zones (based on factors such as
fuel, slope, and fire weather) with varying degrees of fire hazard (i.e., moderate, high, and very
high). FHSZ maps evaluate wildfire hazards, which are physical conditions that create a
likelihood that an ara will burn over a 3to 50year period. Thee zoneslo notaccount for
modifications such as fuel reduction efforts.

While FHSZs do not predict when or where a wildfire will occur, they do identify areas where
wildfire hazards could be more sevarel thereforg are of greater concern. FHSZs are meant to
help limit wildfire damage to structures through planning, prevention, and mitigation
activities/requirements that reduce risk. The FHSZs serve several purposes: they are used to
designate areaswhr e Ca |l i f o rurbanantersacevbuilding) codes dpply to new
buildings; they can be a factor in real estate disclosmetlocal governments consider fire
hazard severity in the safety elements of their general plans.
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This service includes proped Fire Hazard Severity Zones for State Responsibility Area lands
and separate draft Very High Fire Hazard Severity Zones for Local Responsibility Area lands.
Moderate, high, and very high FHSZs are found in areas where the State has financial
responsibiliy for fire protection and prevention (SRA). Only very high FHSZs are found in
Local Responsibility Areas (LRAS).

The areas with no adequate water and sewer servidesresearch team collected the adjusted
urban area boundary data frahe California Department of Transportati@altrang
(https://gisdatacaltrans.opendata.arcgis.com/datasets/ 51e54198fb68443cb0d73390ec4)6f364 0
These 2010 adjusted urban area boundaries were derived from the 2010 Census urban area
boundaries, the preceding 2000 Caltrans urban area boundaries, and approved district and
headquarters urban area adjustments. The three urban area boundaries wdranderge

smoothed to create the 170 adjusted urban area boundaries for California. The adjusted urban
boundaries have been approved byRaderal Highway Administratiof=FHWA). The parcels

located outside of the boundary were excluded.

The areas witlhigh impacts on traffic flowThe research team collected an aggregate number of
vehicles available by tenurableB25046) from the U.S. Censusos
Survey 0142018, 5 yeaestimate). Using the data, the team computed the number ofesehi

per acre by census tract. By aggregating the number by city, the team acquired the mean and
standard deviation of the number by city. The census tracts whose number of vehicles are higher
than one standard deviation from the mean of the city thaetingus tracts belong to were

identified as the areas with high impacts on traffic flgwith this method, 540 census tracts

were identifiedas the areas with high impacts on traffic fléwomthese census tracts, the team
excluded the census tracts witl8nC A G 6 s-qudlity gahsit area (HQTAAs ADUs that will be

built within HQTA would not necessarily add more traffic on the road if the tenants used transit
Within the SCAG region233 census tracts remained as the final areas with high impacts on

traffic flow. The m@rcelslocated within theecensus tracts were excluded.

The research teamould acknowledge thatthe aberee Nt i oned steps were t hi
interpretation of the state ADU law and operation within GIS using available datasets. If

localities have theiown GIS datasets for these categories (fire hazards, adequate infrastructure,

and traffic impact), they should be able to upload their dataset and do the same screening using

the toolthat he research teadeveloped and described in tlast chapter of the report.

812. The Calcul ation of Each Parcel 6s Buil dabl e

In the next step, the research team computedarced s ar ea t hat can accomr

ADU(s)asaibui |l dabl e areao. This r es e pacellwhedteef i ne s
buildable area of the parcel is equal to or greater than 800 square feet assuming that the
minimum size of an ADUn thisanalysis s 800 square feet. Based on

ADUs, which is 16 feet, it was assumed that ADUS kgl onestory buildings.
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The equations that apply to the calculation of buildable area vary depending gnaaclt e | 6 s
land-use code and eligibility for the exemption of parking and/or setback requirements. Broadly,
the calculation differs between singlmily and multifamily residential codes. For this reason,

the team separated sindglemily residentiaparcelsfrom multifamily residentiaparcelsand
conducted buildable area calculasmeparately.

Single Family Residenti&arcels For the singldamily residentialparcelsthat are not qualified
for both parking and setback exemptions, the equation that computes buildable ardeetake
following form:

Buildable Area = AREA- (AREAb + 600 + (PERIMx0.75%4) + 200)
Where AREA = the area of parcel(unit: sqft)

AREA;, = the area of building footprints inparcel(unit: sqft)
600 = the area of a driveway on average (unit: sqft)
PERIM, = the perimeter of parcel(unit: sqft)

200 = the area of a parking stall (unit: sqft)

According to the equation, the buildable area p&ecelis equivalent to the remaining area of

the parcelafter subtracting the areas taken by existing buildings, driveway, setback requirement,
and parking requirement from the total area ofghrcel Since theADU Handbookrequires

four-foot side andear setbacks, (PERIMO.75%4) represents the calculatmithe setback
requirement. In the same vein, 200 in the equation represents the area that fulfills the parking
requirementassumingnadditional parking stall would require 200 squaze 6f land within

the parcel

According t o t % eonverting toelvieding buddgngsl(egt carpatbarrs, etc)

to an ADU is the most common type of ADU development. In this case, the setback requirement
can be exempted. Therefore, the research team identifipatbelsthat have two or more

buildings and computed their buildable area using the equation below.

Buildable Area = AREA- (AREA, + 600 + 200)

20Onaverage, the area of driveways in single family residential lots is 600 square feet. The research team
acquired the available by measuring the driveway of 30 single family residential lots. The lots
representing various shape and size of sifagi@ly resdentialparcelswere selected and measured.
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E Historic District

0.5 Miles from Transit Stop

Figure3. TheAreas with Parking Requirement Exemption

The stateds regul ati ons wailegpaskinglrequitements.Jheey i ous ¢
includeparceldocated withinonehalf miles from a transit stop, located within historic districts,

located within one block from a car share vehicle, or located in a permit parking area where on

street parking permits are required, but not offered to the occupant(s) of the ADU. Due to the
unavailability of data, the research team was able to only reflect the first two conditions to this
analysis. After collecting the transit station data, the team cre&i@ftraile buffer from the

transit stations.

Additionally, the team collected the matal register of historic districts data from National Park
ServicegdNPS)(Figure3) (https://irma.nps.gov/DataStore/Reference/Profile/ 22100280

Selecting thgparcelswithin the buffer or the historic districts, the research team applied the
equation below to the buildable area calculation optireels The National Register geospatial
dataset is intended to be a comprehensive inventory of all cultural resources that are listed on the
National Register of Historic Places. However, this dataset excludes all features deemed
restricted or sensitivéncludingsensitive archaeological sitéhis dataset provides feature

geometry representations (point or polygon) and is intended to be supplemented with descriptive
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attributes maintained by other external database systems such as the National Register
Information System which is included in shyeodatabase

Buildable Area = AREp- (AREA, + 600 + (PERIM*0.75%4))

The buildable area of thmarcelsthat are exempted from both parking and setback requirements
was computed by the following equation.

Buildable Area = AREp- (AREA, + 600)

Multifamily ResidentiaParcels Since the exemption of setback requirements is only applicable
to singlefamily residentiaparcels the buildable area of multifamily residentrcelsvas
computable for two typeparcelswith or without parking exempn, employing the following
equations.

Parcelswith parking exemption

Buildable Area = AREA- (AREA, + (PERIMx0.75x4))

Parcelswithout parking exemptian

Buildable Area = AREA- (AREA, + 400 + (PERINX0.75x4))

These equations were constructed based on the assumptions that the construction of ADUs in
multifamily residentialparcelswill be two units in minimunthat two parking stalls are needed
(200 X 2 =400 sqftand that the minimum total building area of &i2Us will be 800 square

feet in two stories.

Applying the equations above, the buildable area of each parcel was computed. Comparing the
buildable area to the minimum size threshold of an ADU, 800 square feet, the research team
identified potentialeligible parcelsfor ADUs. Results with @uildable areama parcelequal to

or larger than 800 square feet,dbparcelsweremarked as a potential ADU

8.2. ADU Eligible Parcels

Theoretically, it is possible to identify AD#®ligible parcels by applying th@evious

methodology to thealculation ofbuildable aresof residential and mixedsed parcels.
However,somepracticalissues weréetected The first issu@ccurs whenheresidential and
mixed-useparcelsmayhave no hilding. ADUs require a primary dwelling unit, or a primary

dwelling unit in construction but still to precede an accessory dwelling unit (ADW, it is

sensibleio excludeparcels with ngrimary buildingfrom potential ADU parcels. However,

many parels without buildingsvereobserved in the areas ttsatbdivision development is

ongoing. This is the case that the parcels are subdivided into residential parcels, but buildings are
not yet constructed amder constructionThe parcels in 18 case will be more likely to be ADU
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potential parcels in the near future (as soon aprihgarybuilding is constructed)'he new state
ADU law also allows new constructions with ADUs at the same time.

Anotherissue is associated with residential land emdesand the quality of the parcel dafde
land-usecodeshat theresearch tea primarily usedwerethe 2019 landise codes defined by
SCAG. However, it was observed that there are many parcels whose use code is inappropriate
for ADU devel opment although SCAGO6sForand use
example, multifamily residentidgnd use codebyLU19 include parcels solely consisting of
private road®r common areawithin condominiung or apartment complexes (e.g. green spaces
amenitiesyecreational facilitiesetc). This makes it more difficult to identifgligible parceldor

ADUs since they tendbtbe coded as residential pasoelth no building. Thus, it was not easy

to differentiatethese parcels from onestime areas where subdivision development is ongoing.
Therefore, the research team develojpedeapproaches that can help to overcome these issues
and that camoreaccurately identifyeligible parcelsfor ADUs.

Table2. SCAGO6s RadsUsadCodes i a l

Category Code Land Use Description
1110 SingleFamily Residential

E;rr]r?illi 1111 High_—Density Singl_e Family Resider_nial (_9 or more DUs/ac)
Residential 1112 Medium Density Single Family Residential83Us/ac)
1113 Low-Density Single Family Residential (2 or less DUs/ac)
1120 Multi-Family Residential
1121 Mixed Multi-Family Residential
Multi - 1122 Duplexes, Triplexes and &r 3-Unit Condominiums and
Family Townhouses

Residential 1123 Low-Rise Apartments, Condominiums, and Townhouses
1124 Medium-Rise Apartments and Condominiums
1125 High-Rise Apartments and Condominiums
Mobile 1130 Mobile Homes and Trailer Parks
Homes anc 1131 Trailer Parks and Mobile Home Courts, HiBlensity
Trailer Park: 1132 Mobile Home Courts and Subdivisions, Ldayensity
Mixed 1140 Mixed Residential
Residential 1100 Residential
Rural
Residential

1150 Rural Residential

1600 Mixed Residential and Commercial
Mixed-Use 1610 ResidentialOriented Residential/Commercial Mixed Use
1620 CommercialOriented Residential/Commercial Mixed Use
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ApproachOne

The first approace mpl oyed SCAGO6s 2019 | and use codes ex
from potential ADU parcels (titled Approach 1). For this approtehteam selected parcels by

t he S @sdiderdtial and mixedsecodes(Table2). The residentiatodes (the LU19 field in

the parcel data) were retrieved based on the metddgia: {/www.arcgs.com/
sharing/rest/content/items/888e4b1f8d0447b5af805a9d80559092/info/metadata/metadata.xml?fo
rmat=default&output=htm) Th e r esearch team al so compared e:
SCAGG6s codes and f i havesgorendrybuildibhg. Whileghis@a@pmoacke | s t h a
allows excluding inappropriate residential parcels (e.g. the private roadways, community pools,

and common areas of condominiums or apartment complexes), it was not able to detect and add

the residential parcels that buildings ao¢ yet constructed an construction.

ApproachTwo

The second approacicreeedout residentiaparcelssolelyaccording to Countpccessor Land
UseCodes(called Approach 2)This approach also excludiparcels with no buildings from

potential ADU parcelsSincethe munty use codes are not general land use codedetailed

descriptions bactual usagesnparcelsit is possibleto accurately distinguish residentgrcels

from nonresidentialparcds. The first step of thispproachwas to identify residential use
descriptions out of erydthe USEH DESC fell ;1 the maeel dht@)s c r i p
Subsequently hie research team created a listathc ount yds uni quAteruse desc
careful review otheresults the teamdentifiedresidential use descriptions. The team further

classified the residential use descriptions into staybel multifamily residential descriptions.

Usingthe identifed residentialise descriptionsheteam refinectligible parcels for ADUSs.

Approach Three

Thelastapproacltscreenedaut residentiaparcelsh ased on t he combiuseat i on
codes in 201@nd general plan codéstled Approach 3) This approach is similar to Approach

1. After repeating the process of Approach 1, residential pamitbisut buildingsor without

buildings yet completed were identified bgmparing the landse codesin209o0 S €A GO
general plan code$he landusecodes included in the analysis were not only residential land
useandmixed-usecodes, but also the neasidential land use codes that can be associated with
futureresidential development. The nrogsidential land use codes include 1700, 1900, 3000,

310Q 3300, 7777, and 9999. By filtering out the wresidential land use codes with the

SCAGO6s gener al pl an codes for resident-i al dev
residential parcels that will have a residential development in the ne. Byudoing so, this

approach also attengtb detect and count parcels with no buildings in the areas of subdivision
development as potential ADU parcels.
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Table3. Comparisorof ADU Eligible Parcels by the Approach

ADU Eligible Los Orange San. Riverside Imperial Ventura  Total
Parcels Angeles Bernardino

Approachl Count 1,599,632 441,088 338,925 433,967 21,709 108,800 2,944,121
Approach2 Count 1,350,199 446,895 339,346 429,565 22,179 111,626 2,699,810
Approach3 Count 1,602,768 446,410 339,494 433,921 21,774 112,031 2,956,398

Difference  Count -249,433 5807 421 -4,402 470 2,826 -244,311
bwland2 % -15.6% 1.3% 0.1% -1.0% 2.2% 2.6% -8.3%
Difference Count 3,136 5,322 569 -46 65 3,231 12,277
bwland3 % 0.2% 1.2% 0.2% 0.0% 0.3% 3.0% 0.4%
Difference  Count 252,569 -485 148 4,356 -405 405 256,588
bw2and3 % 18.7% -0.1% 0.0% 1.0% -1.8% 0.4% 9.5%

Overall, Approach 3 returned the largest number of ADU eligible parcels, which is 2,956,398 in

total (Table3). A table consisting of the comprehensive outputs of this identification priscess

locatedin AppendixC. This number is slightly higher than the output of Approach 1, while

significantly higher than the one of ApproaziSince the methods employed by Apmiod and

3 are quite similar, the outputs of the approaches are close to each other. The only difference
between Approadsl and 3 is whether categorizing the parcels that have currently no building

but will have one in the near future as a potential Ailccelor not. However, the outputs from
Approach2 are quite different from the outputs of the others sikmgroach2 depends on the
countiesd6 property use deusexcodesplherefmne,shissignifidard r t h
difference indicatesth gap bet ween the countiesd use desc]
codes.

As expected, Los Angeles County, which has about 1.6 million eligiieels is the county that
has the largest number of potential Ap&rcels Due to this reason, the vaitns of results by
Los Angeles Guntyacrossapproaches amggnificantranging from 18.7 to 15.6 percefiehe
five other countiebesided.os Angeles County show the minor variations of ADU eligible
parcelsacrossapproachest2.6 percenvariation or below

The three methods return three different outputs, but the difference among the outputs are not
substantiakaking into considerato o f t ot al of 5,117,625 parcel s
After many project reviews ardiscussios between the project management team and the

research team, the research team decided to select the outpppsadch 3as themodel of the
potentialnumber ofADU parcels n accordance with the stateds /

8.3. Additional Screening with Aerial Imagery: CaseStudy of Los Angeles County

The next step in the analysis used additional screening through aerial in&igeeythe
previousy developednethod applied to all six countiestime SCAG region, the criteria used in
each step wrenot countyspecific and the assumptions used to detegrADU eligibility were
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simplified for the sake of fastonsistentandefficient data processing. iihigh-resolution

land cover data available from Los Angeles Region Imagery Acquisition Consortium (LARIAC)
program this case study demonstrates thabdditional datasehaybe used for more detailed
screening for parcedpecific constraints and that the initial gross estimate of potential ADU
capacity obtained from the previous section cqassiblybe furthemrefined

The following steps were designed and applied to modify some of the assurpptiansisly
mentionedo exploreadditional screeningnd scrtiny that thisnew datavould produce a more
accurate and realistic estimate of ARlijible parcelsn Los AngelesCounty.

1 FurtherScreenimg based oZoningandCurrent Land Use In the previous methodhe
LU19 field (2019 existing land use) from the parcel data was used to identify-single
family (SF) zonesandthe research teamitially considered all residential zoning codes
except multifamily residential as SF. Howevehe research teafound significant
discrepancies between LUbased SF and the current use from an aerial image. After
manually checking a sample of eachqud value otheUSE_DESC fi el d ( As s
use code description), a smaller set of SF parcels that are verified as residential and
singlefamily were identified The total number of SF parcetducedrom 1,200,926 to
1,168,265

1 Idertification of Primay ResidenceThe building footprint layer from LARIACFive
(2017) allowed a more accurate estimatiothefprimary residencéootprintin a parcel.
When an ADU is built, aadditionalexisting structure (i.edetached garage, outdoor
storage building, or sheds, etexcept therimary residences often demolishedr
converted into aetached\DU. Therefore, subtracting the entire footprint including
those of additional structures from ttwea ofparcel likdy produces an underestimated
ADU buildable areaFrom LARIAC data,théarg e st bui | di ngdés footpri
(Figureda)was identified andeplacel thetotal building squardoot (BF_SQFT)
available from the parcel data.

1 Setbackcreated using Buffer in GIS:hE research team creaffedir-foot inner buffers
and used them dbebase buildable aresith the setbackequirementThe huffer tool in
GIS was usednd this inner bufferarea replack(AREA of parcel PERIMpx0.75%4)n
the original equation

1 Area covered byreeCanopy andPavedSurfaces LARIAC Five data provide a raster
file that has land cover typestimreethird fed by threethird fed grid cells.The research
teamassumed that tree canopy (large trees, not lawn) and other paved surfaces
(driveways) would likely be preserved and that the remaining area within a parcel would
be considered for ADU site (Figud).
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Figure4. Overlayof the ParcelData and LARIACData
(a) Primary Residencientified frombuilding footprint, (b)Additional unbuildablelandcovertypes {reecanopy in
dark greenoptherpavedsurfaces in grayidentified from land cover data

Based on this groundwork, tteam ecalculagéd theBuildable Area and ADU potential

With the computations from the above, nthebuildable area is:
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This additional screeningased on available data from LARIA®@e produced a more
conservative estimate of ADU eligible parcels in Los Angi€euntycompared to the previous
method In summarythere are 695,792arcelsn Los Angeles County thatre eligible forADU
developmentvith theabovementioneddditional screeninTable4). Thisresult of this method
shows a potential ADUis 59.6percenif singlefamily residentiaparcelswithin the eligible
area of the counfyexcludingfire hazard area#) high traffic impact areas, and the areas wiith
adequate water and sewer servicess Percentage is significantly lower than 9fetcent
obtainedn the previousnethod This demonstrates that local governments could consider
additional screening like this with availaldeal GIS layersandthat there could be various
approaches to estimating ADU potential
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Table4. Comparison othe Outputs of the Regional Level and Los Angeles Analysis

# of SFParcels # of ADU % of ADU
Eligible Parcels  Eligible Parcels
Regional LeveAnalysis 1,200,926 1,157,942 96.4%
Los AngelesAnalysis 1,168,265 695,792 59.6%

8.4. Visualization Tool

The research team developed a customized tool that visualizes the potential ADU parcels. The
tool is a customized tool in the platform of ArcGIS. The tool was built with the combination of
Python script and ArcGIS Modgdilder.

The tool provides a usériendly graphical user interface (GUI) that requires the inputs of the
county and city that a user wants to visualize the potential ADU p#Feglge5). A user will

need to select the name of the county by selecting the database with the resreowity.

Then, the user will need to type in the name of the city in the second box. By clicking the OK
button, the tool will identify the potential ADU parcels in the city and county that the user
selectslt will visualize all the parcelsn the city and hichlight only the ADU-eligible ones on

the map

& ADU Search by State Regulations - m} x

Additionally, the tool reports the number

of the highlighted parcels. The toolis | [ |
associated with a Geodatabase that o v
consists of six co 5 .
According to the method described abov
the resarch team identified the potential
ADU parcels and marked the parcels in t
parcel datasets. Thus, the tool can read :
pull out the potential ADU parcels from
the catabaseThe instructions of the
visualization toolreavailable in
AppendixD.

oK Cancel Environments... Show Help >

Figure5. The Interface of the Visualization Tool
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9. ADU Eligible ParcelsAccording to Policy Scenarios

After measuring the ADU eligible parcels according todiage ADU law the focus of the

research switched ®®DU scenario simulatiobased on local ADU ordinancebhe purpose of

the simulation is to support SCAG and logalzernments$o explore policy scenarios related

ADU developmenand repopulate ADU eligible parcels under specific scendriasstate ADU
laws intend to promotADU development, anthere are a significant number of potential

eligible ADUsin the SCAG region. At the same tinmeanylocal governmentsnay feel that

they hae limited potential within all the existing parametershaflaws. Thegovernmentsnight

be interested ipromding ADU development beyonthe state lawAccordingly, the research
teans developed and evaluated alternative policy scenarios offering more flexibility supporting
more ADU development potential.

9.1. Scenario Developmen

Assuming thathelocal governmenti the SCAG region update their local ADU ordinances
complying with thestate ADU law the research team set the ADU eligible parcels according to
thestate ADU lawas the base of the scenario simulation. In additidhe base, the team
developed policy scenarios that would further promote ADU development, reflecting that local
ADU policies could be more lenient than tiate ADU law The scenarios developed here

would allow simulating the possible increas¢hanumber of ADU eligible parcels by policy
scenario typa@bovethe state ADU lawbaseamount.

Fromliterature review atha thorougireview of local ADU ordinancesjx possiblepolicy

scenarios were developed as a format of series of binary choiesscfocriterion. Thus, the
scenarios can be simulated with the option
it). The scenarios include:

1 Easeof ADU developmentvithin fire hazard areas

1 Easeof ADU development outside of the areas withdldequacy of water and sewer
services,

Reduction of the setback requirement,

Accommodation of smaller ADU units,

Allowance oftwo-story ADUs, and

Removal of the parking requirement

= =4 A A

The below is the descriptiori the logic and methods that the team usedHerdevelopment of
the scenarios.

Alleviation of ADU development within fire hazard arelsestate ADU lawdelegatsthe
definition offire hazard area® local governments. By the definition, local government can
prevent ADU development in the hazard areas. However, Emakgovernmentallow ADU
development in the hazard areas as far as parcedsljaento the major roads that a fire truck
canaccess. Thus, the scenaritiesiation of ADU development within fire hazard areaklow
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taking consideration of the parcels within 100 feet from primary and secondary roads in the
hazard areas as ADU developable parcels.

Alleviation of ADU development cudle of the areas with the adequacy of water and sewer
servicesLike fire hazard areas, tilstate ADU lawalso allovs local governmentso define the

areas with the adequacy of water and sewer serviceharebylimit ADU development iran

area. Thus,@plying the ideaf ADU development within fire hazard ardasthe case of the

areas witbutthe adequacy of water and sewer services, this policy scenario counts the parcels
within 100 feet from primary and secondary roads outside of the areas wittetheaay of

water and sewer services as ADU developable parcels.

Reduction of the setback requiremeértiestate ADU lawrequires a4 footside and reasetback

for an ADU construction. The areas designated to the setback can be a significant physical
barrier for ADU development, especially for smaller parcels. The purpose of this scenario is to
promote ADU development by reducing the setback requireménbtieet.

Accommodation of smaller ADU uni#lthough thestate ADU lawdoesnot define the

minimum size of an ADU, the research team set 800 square feet as the minimum ADU size for
the identification of ADU eligible parcels in accordance gitiite ADU law thatequires a 800
square foot space allowance for ADU developmehis scenario is to reduce the minimum unit
size to 600 square feet, which is somewhat larger than 500 square feet, thdARbE of

Allowance of 2story ADUs According to theState ADU law the height limit of ADUs is 16
feethigh. Based on this regulatiothe identification of ADU eligible parcels in accordance with
thestate ADU lawwas conducted assuming tddUs developedaresolelyonestory buildings
However, it was found that sonwcal governmentallow the height of ADUs up to 20 feet. This
height can allowhe constructon of two-story buildings. Thus, this policy scenario is to allow
the construction of twgtory ADUs.

Removal of the parking requiremeWthile thestate ADU lawrequires adding me parking

space per ADU, the regulations also defimeconditions that locajovernmentsnay exempt

the parking requirement (see Chapter 5.1). Additionally, the regulations encourage local
governmentso eag the parking requirement by promoting streatking and tandemriveway
parking. Reflecting this direction of the regulations, this policy scenario is to explore the impacts
of theremoval of parking requiremeswn ADU development.

9.2. ADU Eligible Parcels by Scenario

These six policyscenarios in a format of a binary selection create 64 different scenario
combinationsBy completingthe development of the policy scenario options, the research team
built a GIS database that supports the simulation of the scenario options by condsetieg af
geospatial analysis. Utilizing the databadee team counted ADdligible parcels by the 64
combinations. Whilenakingthe table consistingf theresultsof 64 combinations available in
AppendixE, theteam developed a summdigure that illustrates the impacts of each policy
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scenario [Figure6). To measure the unique impacts of each policy scenario, the team selected the
scenario combinations that one policy scenario option is selected while albptiogrs are not
selected. Then, the team measured tvegnt changed by each scenario option to the ADU

eligible parcels by thetate ADU law Regardlessf the type of scenario options, San

Bernardino County can significantly increase the ADU eligilalecpls by adoptinthese

scenario options. The impacts of the scenario options on the ADU eligible parcels in Los
Angeles Orangeand Ventura Counites are rettreme but are significant. The effect of

alleviation of ADU development in fire hazard areasVentura Countys striking

135.0%
130.0%

125.0%

120.0%
115.0%
110.0%
105.0%
100.0%
Los Angeles Orange  San Bernardino Riverside Imperial Ventura Total
No for all the scenario options —@— Yes for the parking scenario option only
Yes for the 2-story ADU scenario option only Yes for the unit size scenario option only
—@— Yes for the setback scenario option only —®— Yes for the urban areas scenario option only

—@— Yes for the fire hazard areas scenario option only

Figure6. Summaryof ADU Eligible Parcels by Scenario Option

Although there are some variations, it is observed that some scenarios, the alleviation of ADU
developmenin fire hazard areas amditside of the areas with the adequacy of water and sewer
servicesare most influential on the promotion of ADU development. It is noteworthy that these
scenario options have commonality, which would bring some of the parceisysig\excluded
back to the eligible pool for the creation of ADUs. Therefore, local governmeatsto have

some flexibility to define the areas that ADU can be constructed as long as safety and health
concerns from ADU construction are adequately adeiks

9.3. ScenarioSimulation Tool

Similar tothevisualization tool for th@arcelseligible for ADUsaccording to wte ADU law
the research teabuilt a visualization tool for ADU scenario simulatidlrhe tool was built with
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the combination of Python script and ArcGIS Mdlglder. The tool provides a uséiendly
graphical user interface (GUI) that requires the inputs of the county and ciyubkat wants to
visualize the potential ADU parcels.

Additionally, the GUIrequires a user to select the policy scenario options from theddwep
menu that they want to simulate (Figuie By selecting all options and clicking the OK button
on the babm, the tool will identify the potential ADU parcels in the city and county based on
the combination of the scenario options that the user selects. It will visualize the parcels by
loading them into ArcGIS and highlighting ADg&ligible parcels and the tbaeports the number
of the highlighted parcel¥X he number of the parcels can
u n d e rGedpioeessifigmenu.The instructions of the visualization tamieavailable in
AppendixD.

9 ADU Search by Scenario - O X

¥ County Data

| |

» City
| v

% Fire Harzard Scenario

¥ Urban Area Scenario

% Setback Scenario

% Unit Size Scenario

¥ 2 Story ADU Scenario
| v

% Parking Waive Scenario

QK Cancel Environments... Show Help ==

Figure?. The Interface of th&8imulationTool

10 ADUs in SCAGO6s Priority Growth

10.1.Eligible ADUs in the Priority Growth Areas According to the State ADU law

S C A Gpiiarity growth areas (PGAsincludingjob centerstransitpriority areas (TPAs)and
high-quality transitareas (HQTAswhere peopla@re more likely to ecess public transitrive
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fewerdistances, andot acquire an automobileith additional growth(https://scag.ca.gov/read
planadoptedfinal-plan). Accordingly,increasing housing supply and options in and near PGAs
is one oftheimportantelementdor sustainable urban development. Tkisiiso applicableo

ADU developmentThe production oADUs in and near PGAs and in other areas with multiple
mobility optionscan be an important indicator of sustainability in association with ADU
developmentFor this reason, the research te@untedthe number ofADU eligible parcels
according to thetate ADU law(2,956,398 located within PGAs. By overlaying the boundary
PGAs with theeligible parcelsfor ADUs, according to th&tate ADU law the team screened out
the parcels within PGAs.

In total, approximately 57 percent of AB&ligible parcelsaccording to th&tate ADU laware

located withinPGAs (Tableb). As expectedLos Angeles Countyhemostcompletely

urbanized county, presents the highest percent p&teken}. Interestingly, Imperial Countythe

most rural countyranked second in the percenhis probably indicates that the residential areas
in a rural area like Imperial County tend to be located in limited geographical areas surrounded
by agricultural areasn contrast, residential areas are spread out in suburban counties like San
Bernardino, Riverside, and Ventura.

Table5. ADU Eligible Parcels in Priority Growth Areas

Type Arll_g(j)esles Orange Berﬁg:]dino Riverside Imperial Ventura  Total
SingleFamily 803,571 192,312 115,639 94,759 12,813 36,404 1,255,498
Multi Family 388,584 17,546 7,774 11,552 964 3,952 430,372
Grand Total 1,192,155 209,858 123,413 106,311 13,777 40,356 1,685,870

Total ADU Eligible
Parcels

% toTotal ADU
Eligible Pacels

1,602,768 446,410 339,494 433,921 21,774 112,031 2,956,398

74.4% 47.0% 36.4% 245% 63.3% 36.0% 57.0%

Additionally, the research team screeneddigible parcelsor ADUs according to thatate

ADU law located withinHQTAs (Table6). In total, approximately 15.6 percent of eligible
parcelsfor ADUs, according to thetate ADU law are located within HQTAs. While Los
Angeles and Imperial Counties remaigh performingn the percenof total ADU eligible

parcels However their percerdagesshow significant decreases when comparing them to the
proportion ofthe ADU eligible parcels in PGASverall, the eligible parcels in HQTAs are
significantly less than the parcels in PGAs. Tikisly reflecsthe fad that the ADW$ are

primarily on singlefamily residential parcels. Singfamily residential areas, which typically
take large land areas withomogeneous land use, are distanced from major transit corridors.
Thereforejt is important to develop comprehensive strategies that interconnect sustainable
transportation options with parcéts ADUs in singlefamily residential areas. The research
tean also counted the ADU eligible parcels in the constrained and absolute constrained areas,
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but these counts are not included and discussed in this chapter. Instead, the team makes the
counts availablen AppendixF.

Table6. ADU Eligible Parcels in HigiQuality Transit Areas

Los San . . .

Type Angeles Orange Bernardino Riverside Imperial Ventura  Total
Single Family 560,866 141,823 84,779 52323 8210 20,243 868,244
Multi Family 327334 14,163 6,005 6,755 21 2,060 356,938
Grand Total 888,200 155,986 90,784 59,078 8,831 22,303 1,225,182
:,gtri'eAlsDU Eligible ) 600 768 446410 339,494 433921 21,774 112,031 2,956,398
0,

% toTotal ADU 55.4%  34.9%  26.7%  13.6% 40.6% 19.9%  41.4%
Eligible Pacels

Elgt

é’G'ﬂgerence from 19.0%  12.1% 9.6%  10.9% 22.7% 16.1%  15.6%

10.2.Eligible ADUs in the Priority Growth Areas According to Scenario
Simulations

Theresearch team computed the number of A@idible parcels within the PGAs by scenario
option. Thisreportsummarizes the findings from this computatadrthe 64 scenario§ he table

of the complete resulis availablein AppendixG. On average, approximately 54.4 percent of
eligible parceldor ADU constructiorare within the PGAsThe teanmeasurd the unique
impacts of each policy scenabg selecing the scenario combinations that one policy scenario
option is selected while all other options are selectedFigure8).

While the significant variations of the percent by scenario option are not observed, the percent
varies by county. For each scewamption, the percent was calculated by dividing the number of
the ADU eligible parcels in the PGAs by the total ADU eligible parcels. Similar to the ADU
eligible parcels within the PGAs according to the state ADU law, a high proportion of ADU
eligible pacels within PGAs is found in Los Angeles and Imperial Counties. Regardless of the
combination of the scenario options, the proportion of eligible parcels for ADUs within the
PGAs by scenario option in each county is consistent.

The impacts of the scenaieptions on the number of AD#®ligible parcels in the PGAs present
interesting patterns (Figure 9)he figure illustrates how much the selected scenario options can
increase the number of AD#ligible parcels in the PGAs. Thus, thergent was computed by
dividing the number of ADU eligible parcels with no option by the number of ADU eligible
parcels with each scenario optiornthe PGAs Overall, three scenario optionsséry ADU,

setback, unit size, contribute to increasing ADU eligible parcels in the PGAs. This is consistent
in all the counties, except Ventura County. This indicates that the three scenario options help to
make relatrely small parcels in urban areas eligible to accommodate an ADU. The impacts of
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the parking scenario option are minimal. This is probably that many parcels in the PGAs are
already exempted from the parking requirements since they are close to public trans

80.0%
70.0%
60.0%
50.0%
40.0%
30.0%
20.0%
Los Angeles Orange  San Bernardino Riverside Imperial Ventura
No for all the scenario options —@— Yes for the parking scenario option only
—@— Yes for the 2-story ADU scenario option only Yes for the unit size scenario option only
—@— Yes for the setback scenario option only —@— Yes for the urban areas scenario option only

—@— Yes for the fire hazard areas scenario option only

Figure8. ADU Eligible Parcels in Priority Growth Areas by Selected Scenario Option

112.0%
110.0%
108.0%
106.0%
104.0%
102.0%
100.0%
Los Angeles Orange  San Bernardino Riverside Imperial Ventura Total
No for all the scenario options ==@== Y es for the parking scenario option only
==@==Yes for the 2-story ADU scenario option only Yes for the unit size scenario option only
==@==Yes for the setback scenario option only ==@=="Yes for the urban areas scenario option only

==@==Yes for the fire hazard areas scenario option only

Figure9. Impacts of the Selected ScenariosAdU Eligible Parcels in Priority Growth Areas
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11. Conclusion

As the state passed Assembly Bill 2299 in coordination with Senate Bil| AB9s have

emerged as a policy alternative to increase housing stock and provide affordable options for
areas impacted by housing shortagetuding Southern CalifornisADUs can ontribute to
increasing housing affordability, create a wider range of housing options within the community,
enable seniors to stay neheir familiesas they age, and facilitate beti@nduse of the existing
housing fabric in established neighborhoods.

This research supports the potendADUSs for increasing affordable housing options. Overall,
there are approximately 3 million parcels eligible to construct an ADU in the SCAG region. By
adopting some lenient policy options that promote ADU developnitee eligible parcels can
increase to about 3.2 millioBCAG estimates th&outhern California requires at least 1.3
million new homes within the next decad#QD, 2019. The number oADU-eligible parcels

does not necessarily mean the number of buildable ADUs or the number of housing units that
can be supplied to the housing market in the SCAG regiowever the eligible parcelfor new
ADUs can indeedbe asolution to compensate substantially for theklaf housingn Southern
California.

ThereforeJocal governments nedd switch their planning paradigm in a way that

accommodates and promotes ADU developnfeesidents advocate for restrictions on ADU

due to privacy, parking, density, crime, and {m@ome renters. Reflecting the concerns of the
residents|ocal governments have sedstrictivestandardeind zoning regulations that discourage
homeownergrom buildingADUs. This local atmosphere and regulations affect the number of

ADU applications and permits issuéithe purpose of the new state laws is to change the local
atmosphere and regulatiod$us,local governments musgflect the intentions of the new state

lawsto their zoning and ADU ordinances. This change of planning perspective needs to

accompany locagovernrment8 ef f orts on making their fresiden
ADU.

A review of local ADU ordinances found that most regulations followed the stpigaments

very closelyVery few results from the ordinance analysis were more lenient or permissive for
ADU constructiorthan the state ADU lawFora further expansion of ADU permissibility, it

may be necessary for the statellocal governmentso relaxtheirregulation.The research team
determined several reasonable avenues for increased ADU delivery from an analysis of SCAG
member ADU ordinance#lmost no jurisdiction allowed up to the 1,28Quare feestate

maximum but larger unit types may allow for more housed people and more rental income. The
state or a city could raise their required allowance for ADU site space frosg8ae feeto
1,000square feesllowing slightly greater height restrictisrwould make ground floor footprints
more economical and second stories more feasible and habitable while still being sensitive to the
heights of the neighborhood. Parking requirements for ADE/slaeady exempted many times
andthe research teamould reecommend removing parking requirements for ADUs similar to
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the City of Da @mRUsBreanmtll&aising sirptegy that vinould likely be

located in transisupported areas and this added density would in turn support tfdresie. are

also séhack exemptions for existing structurenversions and there is no other space for an
800square feeADU. It is possible to expand or standardize these setback exemptions for greater
ADU configurations. An expansion of ADUs to other land use zon&saspossible with the

City of Los Angeles providing an example of how to address fire heaacihillside zones for

ADU construction. This research offers opportunities for a more flexible standardization of ADU
policy across the SCAG. With further mdeggeted research into key cities, there will likely be
more opportunities found for increased ADU delivery.

Although this research presents a systemic, comprehensive approach to éXabhicegpacity

in the SCAG region, there are limitations that sho@addressed by future studies. Fitisis
analysis measures the eligibility strictly according to the physical conditions of paitoels.
eligibility differs from the buildability of ADU. Based on maigctorslike financial options and
o wn e r s-@em@raphic anaracteristics, homeowners probably decide to build (or not) an
ADU on their eligibleparcel This researcehed light on thisby exploring the factors that
impact the construction of ADU througihe case study dhe City of Los AngelegAppendix

H). However, the case studylimited to one city rather thamregionakcaleanalysisA large
scale survey study that collectsthée da about proper tfADWanwher s6 per c
willingness to build an ADWvill alsoallow understanding the buildability &DU. Therefore,
future researcheeds to consider conducting the survey anaigsagldition to the spatial
analysisto determinghe probability of ADU construction.

The focus of this research is to measure the physical eligibility of parcels employing spatial
analysis. For this reason, the quality of spatial datslomes one dhe most important factors for
this research. Althougthe research team was able to emphh@jatest parcel data, the data did

not deliver all the characteristics of parcels requireatturatelymeasure the physical

conditions of the parcels. It is also noteworthy that the team sietbibme analysesid to the
large data consisting of more than 5 million recoiidgs probably impacts the quality of the

final outputs. As the findings from the case study of Los Angeles County indicate, the count of
eligible parceldor ADU developmentaries by the datavailableandthe spatial analysis
employed. Therefore, it should be considered to condondira targetednalysis (e.g. at a

county level) withmore specificspatial datan subsequent research

Page |50



References

Baron M., Buchman, M., Kingsella, M., Pozdena, R., and Wilkersor2(18.Housing
Underproduction in the U.SWashington D.C.: Up for Growth National Coalition.

Bennett, A, Cuff, D., and WendelG. 2019 Backyard Housing Boom: New Markets for
Affordable Housing and the Role of Digital Technologgchnology|Architecture +
Design 3 (1): 761 88. https://doi.org/10.1080/24751448.2019.1571.831

Bertolet, Dan . 2017Some Neighborhoods Losing Population, Despite the Boom. Sightline
Institute http://www.sightline.org/2017/05/04/soameighborhoogd-losing-population
despitethe-boom!/

Brinig, M. F. and Garnett, N. S. 2013. A Room of One's Own? Accessory Dwelling Unit
Reforms and Local Parochialisithe Urban Lawyer45 (3): 51969.

Brown, A, Mukhija, V., and Shoup, D. 2020. Converting Garages kdusing.Journal of
Planning Education and Researel® (1): 56 68.
https://doi.org/10.1177/0739456X17741965

CaliforniaDepartment of Housing and Community DevelopmedCD (2021). Housing Elemertate
of Californiahttps://www.hcd.ca.gov/communitydevelopment/housineelement/index.shtml

Chapple, K. 2014Rlanning Sustainable Cities and Regions: Towards More Equitable
DevelopmentLondon: Routledge.

Chapple, K., Wegmann, J., Nemirow, AndDentetPost, C. 2011. Yes in My Backyard:
Mobilizing the Market for Secondary UnitdC Berkeley: University of California
Transportation CenterRetrieved fronhttps://escholarship.org/uc/item/6fz8j6gx

Chapple, K., Abdelganys., Ecker, A., and Cooper, S. 201&&olution on the Ground:
Assessing the Feasibility of Second Units in Unincorporated San Mateo Cdanty
Berkeley. Retrieved frorttps://escholarship.org/iem/42f4r53f

Chapple, K., Wegmann, J., Mashhood, F., and Colema&QRb.Jumpstarting the Market for
Accessory Dwelling Units: Lessons Learned from Portland, SeatiteVancouver
Terner Center for Housing and Innovation U.C. Berkeley.
https://ternercenter.berkeley.edu/reseantpolicy/moreadus/

Chapple, K., Lieberworth, A., Ganetsos, D., Valchius, E., Kwang, A., and Schten, R. 2020a.
ADUs in California: A Rewlution in ProgressU.C. Berkeley Center for Community
Innovation.https://www.aducalifornia.org/wpontent/uploads/2020/09/ADkis-
California5.pdf.

Chappe, K., Lieberworth, A., Hernandez, E., Ganetsos, D., Alvarado, A., and Morgan, J. 2020b.
The ADU Scorecard: Grading ADU Ordinances in CaliforrilC. Berkeley Center for
Community Innovationhttps//www.aducalifornia.org/research/

Chapple, K., Garcia, D., Tucker, J. and Valchuis, E.20Re ac hi ng Cal i forni ads
Potential: Progress to Date and the Need for ADU Finaiiegner Center for Housing
Innovation Berkeley, CA University ofCaliforniaBerkeley

Page |51


https://doi.org/10.1080/24751448.2019.1571831
http://www.sightline.org/2017/05/04/some-neighborhoods-losing-population-despite-the-boom/
http://www.sightline.org/2017/05/04/some-neighborhoods-losing-population-despite-the-boom/
https://doi.org/10.1177/0739456X17741965
https://www.hcd.ca.gov/community-development/housing-element/index.shtml
https://escholarship.org/uc/item/6fz8j6gx
https://escholarship.org/uc/item/42f4r53f
https://ternercenter.berkeley.edu/research-and-policy/more-adus/
https://www.aducalifornia.org/wp-content/uploads/2020/09/ADUs-in-California-5.pdf
https://www.aducalifornia.org/wp-content/uploads/2020/09/ADUs-in-California-5.pdf
https://www.aducalifornia.org/research/

Department of Housing and Community Developn{et@D). 2020.Accessory Dwelling Unit
Handbook Sacramento, CA: HCD.

Department of Housing and Community Developn{et@D). 2019. https://scag.ca.gov/sites/
main/files/file-attachments/6thcyclerhna scagdetermination 0822g6fX1.602190292
(Accessed April 25, 2021)

Dillion, L. 2019.Southern California Must Plan for 1.3 Million New Homes in the Next Decade,
Newsom Sayso0s Angeles Timesittps://www.latimes.com/california/story/20-08-
22/southerfcaliforniahousinggrowth

Elmendorf, CS., Biber,E., Monkkonen,P.,and O'Neil| M. 2019.Making It Work: Legal
Foundations for Administrative Reform of California's Housing Framev&8RN
Electronic Journalhttps://doi.org/10.2139/ssrn.3500139

Gabbe C. J. 2019. Changing Residential Land Use Regulations to Address High Housing Prices.
Journal of the American Planning Associati@b (2): 152 68.
https://doi.org/10.1080/01944363.2018.155807

Garcia, D. 2017ADU Update: Early Lessons and Impacts of California's State and Local Policy
ChangesTerner Center (U.C. Berkeley)

California Department of Housing and Community Developme&f€D. (2019). Housing
Elementshttps://www.hcd.ca.gov/communityevelopment/housinglement/index.shtml

California Department of Housing and Community Developme&f€D. (2020). Housing
Elementshttps://www.hcd.ca.gov/communityevelopment/housinglement/index.shtml

Lens, M. C.andMonkkonen, P. 201@o0 Strict Land Use Regulations Make Metropolitan Areas
More Segregated by IncomeJaurnal of the American Planning Associati®2 (1): 6-
21. https://doi.org/10.1080/01944363.2015.1111163

Maso u i , M. 2018. A Granny Flat of Oneb6s Own? TI
Dwel l ing Units i nBe&keeyPlanhimgdaurng®d(h).g Count y.
https://doi.org/10.5070/BP330137884

Mukhija, V., Cuff, D.andSerrano, K. 2018Backyard Homes & Local Concerns: How Can
Local Concerns Be Better Addressaa® Angeles, CAUniversity of CaliforniaLos
Angeles

Parolek, D. 2020Missing middle housing. Thinking big and building small to respotddod a 'y 6 s
housing crisisWashingtorD.C.: Island Press.

Pfeiffer, D. 2019Regulating ADUs in California: Local Approaches & OutcomBsrner
Center for Housing and InnovatidBerkeley, CA University of CaliforniaBerkeley.

RamseyMusolf, D. 2018. Accessy Dwelling UnitsasLowl ncome Housing: Cal i f
Faustian BargairlJrban Sciencg2 (3): 89.https://doi.org/10.3390/urbansci2030089

Page |52


https://scag.ca.gov/sites/%20main/files/file-attachments/6thcyclerhna_scagdetermination_08222019
https://scag.ca.gov/sites/%20main/files/file-attachments/6thcyclerhna_scagdetermination_08222019
https://www.latimes.com/california/story/2019-08-22/southern-california-housing-growth
https://www.latimes.com/california/story/2019-08-22/southern-california-housing-growth
https://doi.org/10.2139/ssrn.3500139
https://doi.org/10.1080/01944363.2018.1559078
https://www.hcd.ca.gov/community-development/housing-element/index.shtml
https://www.hcd.ca.gov/community-development/housing-element/index.shtml
https://doi.org/10.1080/01944363.2015.1111163
https://doi.org/10.5070/BP330137884
https://doi.org/10.3390/urbansci2030089

Rothwell, J.andMassey, D. S. 2009. The Effect of Densfiyning on Racial Segregation in
U.S. Urban AreadJrban Affairs Review44(6), 779806.
https://doi.org/10.1177/1078087409334163

Southern California Association of Governmer8€AG). 2020.Estimate of SCAG RHNA
Allocation Based on Regional Coungéipproved Final RHNA Methodology
https://scag.ca.gov/rhna

Wegmann, Jand Mawhorter, S. 2017. Measuring Informal Housing Production in California
Cities. Journal of the American Planning Associati@8 (2): 119 30.
https://doi.org/10.1080/01944363.2017.1288162

Woetzel J. Mischke,J.,Peloquin,S.,and WeisfieldD., 2016.A Tool KittoC| os e Cal i f or ni
Housing Gap: 3.5 Million Homes by 2028ew York, NY: McKinsey Global Institute

Page |53


https://doi.org/10.1177/1078087409334163
https://scag.ca.gov/rhna
https://doi.org/10.1080/01944363.2017.1288162

Appendix A

Internet links to best practices in government agencies
Best Architectural Cases

City of LA ADU Pilot designed by LAVas

Designer https://www.mas.la/abouis 1

Case https://www.mas.la/adpilot-project

La Maida Addition

Designer https://chughes.net/

Case https://chughes.netAmaidaaddition

Midnight Room by Design Bitches
Designer https://designibches.com/

Case https://designbitches.com/midnigidom

LightHouse ADU

Designer https://alchemyarch.com/

Case https://alchemyarch.com/projects/lighthouseadu/

Further Readingsttps://www.dwellcom/article/lighthouséivinghomesplantprefab

alchemyarchitects1011a02b

https://www.forbs.com/sites/sherikoones/2020/05/29/enezfiicientandbeautifutadus

now-availableby-a-uniquecollaboration/?sh=20f5758449a7

https://www.teehugger.com/welkouseandplantprefablaunchnew-accessorndwelling

units4848021
Sebastopol lightHouse ADU

Designer https://alchemyarch.com/

Case https://alchemyarch.com/projects/sebastopollighthouseadu/

Burdge Architects Prefabrication Sunset BUD Living

Designer https://www.buaia.com/

Case https://www.plantprefab.com/models/sunbattlivinghome

Further Readingsittps://www.sunset.com/horgarden/sunsdiud-living-home ADU
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https://designbitches.com/midnight-room
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https://alchemyarch.com/projects/lighthouseadu/
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https://www.dwell.com/article/lighthouse-livinghomes-plant-prefab-alchemy-architects-1011a02b
https://www.forbes.com/sites/sherikoones/2020/05/29/energy-efficient-and-beautiful-adus-now-available-by-a-unique-collaboration/?sh=20f5758449a7
https://www.forbes.com/sites/sherikoones/2020/05/29/energy-efficient-and-beautiful-adus-now-available-by-a-unique-collaboration/?sh=20f5758449a7
https://www.treehugger.com/wee-house-and-plant-prefab-launch-new-accessory-dwelling-units-4848021
https://www.treehugger.com/wee-house-and-plant-prefab-launch-new-accessory-dwelling-units-4848021
https://alchemyarch.com/
https://alchemyarch.com/projects/sebastopollighthouseadu/
https://www.buaia.com/
https://www.plantprefab.com/models/sunset-bud-livinghome
https://www.sunset.com/home-garden/sunset-bud-living-home-ADU

Burdge Architects Prefabrication Buhaus

Designer https://www.buaia.com/

Case https://buhaus.com/pages/about

Further Readingsittps://www.dwell.com/article/buhatstudicunit-prefabshipping
containerhome41041676

Burdge Architects Shipping Container Home

Designer https://www.buaia.com/

Case https://www.buaia.com/shippipcontainerhome 1

City That Provides Pre-Approved ADU Plans
City of LA

https://www.ladbs.org/adu/standapthn-program/approvedtandareblans

City of Encintas

https://encinitasca.gov/pradu

City of Clovis

https://cityofclovis.com/planninganddevelopment/planning/cottad@meprogram/cottage
plans/

City of Seasidéneed to sign a liability waiver and email for the full ADU plan) set

http://www.ci.seaside.ca.us/740/ADGuide

City of Stockton

http://stocktonca.gov/government/departments/permitCenter/buildAdu.html

City of SanJose(provides a preapproved vendor list to contact.

https://www.sanjeeca.gov/business/developmeptvicespermitcenter/accessorgwelling
units-adus/adtpermitplanreviewprocess/adisinglefamily-mastesplanprogram

Humboldt County
https://humboldtgov.org/184/Accesseabyvelling-Unit-Plans

City Planning Strategies for ADU Delivery

https://secondunitcentersmc.org/
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https://encinitasca.gov/pradu
https://cityofclovis.com/planning-and-development/planning/cottage-home-program/cottage-plans/
https://cityofclovis.com/planning-and-development/planning/cottage-home-program/cottage-plans/
http://www.ci.seaside.ca.us/740/ADU-Guide
http://stocktonca.gov/government/departments/permitCenter/buildAdu.html
https://www.sanjoseca.gov/business/development-services-permit-center/accessory-dwelling-units-adus/adu-permit-plan-review-process/adu-single-family-master-plan-program
https://www.sanjoseca.gov/business/development-services-permit-center/accessory-dwelling-units-adus/adu-permit-plan-review-process/adu-single-family-master-plan-program
https://humboldtgov.org/184/Accessory-Dwelling-Unit-Plans
https://secondunitcentersmc.org/

https://www.habitatmontereybay.com/adu

https://www.aducalifornia.org/

https://www.hellohousing.orsecondunits/

https://www.cityofsantacruz.com/government/ailgpartments/planningndcommunity
development/accsesry-dwelling-unitsadus

http://sccoplanning.com/ADU/FAQ.aspx

https://communitypoweredworkshop.orgAhkey-flat-initiative

https://thealleyflatinitiative.org/

Financial Resources for ADUs

https://www.selfhelpenterprises.org/bagaduin-clovis/

https://www.smcu.org/Loans/Honrl®mans/ADU-Loan

www.sccoplanning.com/Portals/2/County/adu/Forgivable%20Loan%20Program.pdf

https://www.laadu.org/incentive®

https://adu.lacity.org/

https://housing.smcqgov.org/houstmnovationfund

http://livable.org/livabilityresources/12accessondwelling-unit-developmenprogram

https://www.calhfa.ca.gov/about/press/presigases/2019/pra@-04-15.htm

https://genesisla.org/

ADU Professionals

https://theaduguys.com/

https://alchemyarch.com/

https://www.buaia.com/

https://chughes.net/projects#fimaidaaddition/

https://www.aialosangeles.org/awards/residergighitectureawards/residentishrchitecture
awardwinners2020/

https://designbitches.com/midnigidom/uy042el2w86wwqgipo34ele7998wadq

https://www.plantprefab.com/models/¥¥BeharLivingHome-1
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https://www.hellohousing.org/secondunits/
https://www.cityofsantacruz.com/government/city-departments/planning-and-community-development/accessory-dwelling-units-adus
https://www.cityofsantacruz.com/government/city-departments/planning-and-community-development/accessory-dwelling-units-adus
http://sccoplanning.com/ADU/FAQ.aspx
https://communitypoweredworkshop.org/the-alley-flat-initiative
https://thealleyflatinitiative.org/
https://www.selfhelpenterprises.org/buy-an-adu-in-clovis/
https://www.smcu.org/Loans/Home-Loans/ADU-Loan
http://www.sccoplanning.com/Portals/2/County/adu/Forgivable%20Loan%20Program.pdf
https://www.laadu.org/incentives-0
https://adu.lacity.org/
https://housing.smcgov.org/housing-innovation-fund
http://livable.org/livability-resources/127-accessory-dwelling-unit-development-program
https://www.calhfa.ca.gov/about/press/press-releases/2019/pr2019-04-15.htm
https://genesisla.org/
https://theaduguys.com/
https://alchemyarch.com/
https://www.buaia.com/
https://chughes.net/projects#/la-maida-addition/
https://www.aialosangeles.org/awards/residential-architecture-awards/residential-architecture-award-winners-2020/
https://www.aialosangeles.org/awards/residential-architecture-awards/residential-architecture-award-winners-2020/
https://designbitches.com/midnight-room/uy042el2w86wwqipo34ele7998wadq
https://www.plantprefab.com/models/Yves-Behar-LivingHome-1

https://www.plantprefab.com/models/sunrbet-ivinghome

https://alchemyarch.com/projectsltér=residential

https://www.nousengineering.com/agdilot-backyardhomes

https://www.habitatla.org/

Further Resources

https://www.cityofsanmateo.org/3907/Access@welling-Unit-ADU

http://www.accessorydwellings.com/

https://cityofclovis.com/planningnddevelopment/planning/cottadmmeprogram/

https://www.hcd.ca.gov/policyesearch/accessorydwellingunits.shtml#adu

https://icsd.ucr.edu/castudy-adu

https://www.portland.gov/bds/achermits

https://www.sccoplanning.com/ADU.aspx

https://www.sightline.org/tag/adu/

https://www.cityofsantacruz.com/government/aitgpartments/plannirgnd-community
development/accessedwelling-unitsadus

https://www.cityofvancouver.us/ced/page/accesshrelling-units
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https://www.plantprefab.com/models/sunset-bud-livinghome
https://alchemyarch.com/projects/?filter=residential
https://www.nousengineering.com/adu-pilot-backyard-homes
https://www.habitatla.org/
https://www.cityofsanmateo.org/3907/Accessory-Dwelling-Unit-ADU
http://www.accessorydwellings.com/
https://cityofclovis.com/planning-and-development/planning/cottage-home-program/
https://www.hcd.ca.gov/policy-research/accessorydwellingunits.shtml#adu
https://icsd.ucr.edu/case-study-adu
https://www.portland.gov/bds/adu-permits
https://www.sccoplanning.com/ADU.aspx
https://www.sightline.org/tag/adu/
https://www.cityofsantacruz.com/government/city-departments/planning-and-community-development/accessory-dwelling-units-adus
https://www.cityofsantacruz.com/government/city-departments/planning-and-community-development/accessory-dwelling-units-adus
https://www.cityofvancouver.us/ced/page/accessory-dwelling-units

Appendix B
ADU Floor Plan Designs

1. 400square dat studio withone bath anéxterior stair over a two car garage.

2. 400square dat studiowith one batlover a two car garage with an exterior stair.
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3. 400square dat studioover a two car garage witine bathan exterior stair and an expanded
kitchen.

4. 480square 6ot studio with one bath and an exterior stair demdem parking garage.

Page |59



